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COMPREHENSIVE AFFORDABLE HOUSING PLAN
TOWN OF BEDFORD

Prepared by Karen Sunnarborg, Consultant

l. EXECUTIVE SUMMARY

A. Introduction

The town of Bedford islocated 15 miles to the northwest of Boston bounded on the north
by Carlide and Billerica, on the east by Burlington and Lexington, on the south by
Lincoln, and on the west by Concord. The town isdmost 14 square milesin Sze.
Unlike many suburban communities, the town of Bedford amost doubles in size during
the day as up to 24,000 persons work a the various commercid, industrid and
indtitutiona facilitiesin town giving Bedford one of the highest jobsto homesraiosin
the state— 5:1. Whilethisratio isinvigorating to the town’'stax base, it aso contributes
to one of the most pressing problems — traffic congestion. Those activities that
exacerbate this problem, including new housing congtruction, are viewed by many as
only contributing to aworsening problem. However, a strong sentiment also exists to
preserve the small town character of Bedford including its diversity. As market prices
soar and mansions replace smal homes, many residents agree that strategies need to be
identified and put in place to provide more affordable housing to meet the needs of
househol ds encompassing awide range of incomes, insuring that they can afford to live
in town, enjoying the many benefits of this specid community.

In agrowing context of outside pressures to create new housing through the
comprehensive permit process, many town residents resent the fact thet they arein a
position of reacting to development proposal's as opposed to being proactive in
establishing their own housing agenda. Thereisa strong belief that local control over
affordable housing will more appropriately meet housing needs and maintain Bedford's
amall town character. This Comprehensive Affordable Housing Plan begins to articulate
afuture course for affordable housing development for town-sponsored initiatives.

B. Purpose of the Plan

On June 18, 2001, the Town of Bedford issued a Request for Proposals (RFP) to secure
professiond servicesto prepare a Comprehensive Affordable Housing Plan to provide a
framework for producing affordable housing in Bedford. The purpose of this Plan was

to conduct research and outreach to better understand the chalenges and opportunities for
developing affordable housing in Bedford and to prepare detailed action plans on how the
town can promote the acquisition, development and preservation of affordable housing
throughout the community to meet local needs.

At present, Bedford has 4.5% of its housing stock classified as “affordable’ by the State
based on 210 unitsin the following projects.

Bedford Meadows — 10 units



Old Billerica Road — 4 units
Railroad Avenue — 8 units
Bedford Village — 96 units
Ashby Place — 80 units
Elm Stregt — 12 units

This Comprehensive Affordable Housing Plan suggests opportunities to meet pressing
local housing needs that extend beyond those met by the above developments. Due to the
risng cogts of housing, many resdents are finding it difficult to afford to remainin

Bedford. Children who grew up in the town are now facing the possibility that they may
not be able to return to raise their own familiesin Bedford. Long-term residents,
epecidly the dderly, are finding themsalves less able to maintain their large homes but
unable to find dternative housing that better meetstheir current life styles. Familiesare
finding it more difficult to “buy up”, purchasing larger homes as their families grow.
Families connected to Hanscom Air Base, town employees and employees of other loca
businesses are increasingly hard pressed to find housing that is affordable in Bedford.

If amunicipdity hasless than 10% of its year-round housing sst-aside for low- and
moderate-income residents according to a State standard, it is not meeting the regiona
and loca need for affordable housing. Not meeting this affordability standard makes the
town susceptible to a state override of loca zoning if a developer chooses to creete
affordable housing through the Chapter 40B comprehensive permit process.! Bedford is
no stranger to thisissue and is currently handling three 40B gpplications involving the
proposed construction of 417 new housing units, 25% of them to be made affordable.

Based on recent census information, Bedford now has 4,708 housing units, of which
4,621 are occupied. To meet the 10% standard, 462 units of housing would have to be
“afordable’ based on the state’ s definition, however the Town would liketo see at least a
1.10 coverage or atotd of 509 units, as described in its Community Preservation
Program prepared by the Town as part of the requirements for receiving funding under
the Community Preservation Act (see Section I11.C.4. for more information on the
Community Preservation Act and Section 1V. 4. on the Community Preservation
Program). With the current affordable housing inventory of 210 units, at least 252 more
affordable units will have to be produced in Bedford to meet the 10% standard.
Asauming the approva of two of the comprehensive permit gpplications— the Village a
Concord Road and Avalon at Great Meadow — an additional 153 units can be counted
towards meseting the state standard, leaving approximately 100 unitsto fill the gap. An
additional 60-unit SRO (Single Room Occupancy) development on the Veteran's
Adminigration property will likely fill part of the remaining gap aswel. The

! Chapter 774 of the Acts of 1969 established the Massachusetts Comprehensive Permit Law
(Massachusetts General Laws Chapter 40B) to facilitate the development of affordable housing for low-
and moderate-income households (defined as any housing subsidized by the federal or state government
under any program to assist in the construction of low- or moderate-income housing for those earning less
than 80% of median income) by permitting the state to override local zoning and other restrictionsin
communities where less than 10% of the year-round housing is subsidized for low- and moderate-income
households.



Community Preservation Program projects 609 total subsidized units by 2011 based on
the current inventory, current and projected 40B permits, and projected affordable units
produced with Community Preservation Funds. These figures represent an increase of
65% in the town’ s affordable housing inventory over the next decade.

The development of the Comprehengve Affordable Housing Plan is divided into two
magor phases. The firgt phase focuses on the review and assessment of documentation
and research dready completed as well as the collection of new information to identify
locd housing needs, to determine what resources are available to meet these needs and to
obtain a comprehensive understanding of the remaining gaps in housing services and
programs. This information was collected through the following sources:

Information on the history of housing developmert in Bedford;

Housing data, studies, reports and plans;

Reevant bylaws, permitting and regulatory procedures;

Housing market conditions;

Current housing programs and services,

Inventories of Town-owned and privately owned vacant land and buildings that
might be appropriate for housing devel opment;

Housing efforts in other communities,

Input from government officids, community leaders, red estate and devel opment
professionds, state and federal agency representatives, and representatives from
other municipdities (alist of these contactsis included in Attachment 1).

The second magjor phase provides specifics on how to preserve and create new affordable
housing opportunities in Bedford. Guided by the context established in phase one, Two-
Year, Five-Y ear and Longer-Term Action Plans are presented, each including the
rationale for the strategy, the timetable for implementation, and the estimated costs
involved. These srategies will provide a blueprint to enable the Town Board of
Sdectmen, Housing Partnership, Housing Trugt, Housing Authority and other key
committees to chart a course for the future with respect to meeting the 10% State
affordable housing standard and pressing local housing needs.

C. Housing Objectives

From the information obtained in the first phase of developing this Comprehensive
Affordable Housing Plan — research and outreach — a number of clear objectives were
articulated through the concerns expressed by locd leaders and from the housing needs
documented by housing data, plans and surveys. The following objectives represent the
building blocks on which the Two-Y ear, Five-Year and Longer-Term Action Plans were
developed:

To meet local housing needs along the full range of incomes, promoting
diversity and the tability of individuals and familiesliving in Bedford. It
can be argued that diversity in acommunity contributesto loca hedth and
vitdity, that differencesenrich usal. Many of the locd leaders interviewed
through this project spoke e oquently about the advantages of maintaining whet



diversty ill exigsin Bedford and the need to stimulate greater heterogeneity
related to economic, age, rdigious, raciad and ethnic differences. Certainly the
preservation and production of affordable housing is a proven method for
promating diversty, dlowing those individuds and families with more limited
means to afford to live in town, particularly when the housing market is becoming
increasingly oriented to the affluent. Solutions need to be found to enable
children who grew up in town to return to raise their own families here, to offer
town employees the opportunity to live in the community in which they work, to
insure that Metco families have the option of moving to where their children are
being educated, to provide housing dternatives to ederly residents who have
gpent much of their livesin town but now require dternatives to their large single-
family homes, and to offer families the flexibility of moving to larger homes as
their families grow.

Toleverage other public and private resour cesto the greatest extent possible.
Because Bedford is asmdl town that does not receive federa funding for

affordable housing on an entitlement basis and because it does not have large

pockets of poverty that make it atarget for state funding, the town needs to be
cregtive in how it can leverage both public and private resources to make

affordable housing development possible. State agencies recognize the

importance of suburban locdities doing their fair share in housing lower income
households and want to be supportive of affordable housing initiatives,

nevertheless, the town needs to be strategic in how it invests its limited resources
towards the production of new housing opportunities.

Toinsurethat new housing creation is harmoniouswith the existing
community. New affordable housing development should be harmonious with
the existing community, becoming an amenity that blends well within the
architectura context of Bedford. Therefore, developments to the greatest extent
possible should incorporate a number of characteristics — mixed-income, covering
awide range of income needs; low to medium dengty, scattered-Ste, diminging
huge impacts in any one part of the community; and should be well designed to
make maximum use of any naturd attributes of development Sites.

To surpassthe 10% State standard for affordable housing. Thereis currently
a 252-unit gap between the State' s affordable housing standard (10% of the year-
round housing stock that has been subsidized by the federd or state government
to benefit those earning up to 80% of median income) and the affordable stock
currently in place in Bedford. Assuming that the new Chapter 40B
comprehendive permit projects provide another 153 units in affordable housing,
the town of Bedford will have to produce at least another 100 units during the
next severa yearsto meet itsfar share of affordable housing. Population growth
of a least 1.5% annualy over the next decade will create the need for more
affordable unitsaswell. A new 60-unit SRO project for homeless veteransis
likdy to dso help fill this gap. Thisis an ultimatdy feasible undertaking for the



town to embark upon and sgnificant progress has been made to set thingsin
motion and accomplish this misson during the next ten years.

D. Summary of Research and Outreach

In addition to data collection and anadyss — including the review of dl mgor plans,
studies, programs and devel opment projects related to housing in Bedford — this planning
project incorporated a sizable effort of reaching out to loca |leadership, relevant
busnesses, and community indtitutions to further provide the context within which the
Affordable Housng Planisbased.  Some of the mgor findings and conclusons
regarding the range of housing needs that evolved from this research and outreach are
illugtrated by the following detidtics:

Over the past decade there were 646 new owner-occupied housing units crested
with aloss of 113 rental units. Theincrease in the owner-occupied stock is due to
the proliferation of smdl, high-end market, single-family subdivisons and
condominium devel opment, whereas the loss in rental unitsis most likely because
of condominium converson activity.

In 1990 median family income was $57,561. Today it is $70,000, an increase of
amost 22%. However, incomes have not kept pace with housing prices as the
median house price increased beyond 75%, from $228,100 in 1990 to more than
$400,000 today. A household earning the current median income of $70,000 can
afford a home cogting approximately $250,000, at the lowest end of available
sngle-family homes. One would need an income of more than $115,000 to afford
the median sdles price in Bedford today.

In order to afford arenta unit a the lowest range of $1,000 per month, a
household would have to be earning $3,000 per month or $36,000 annually,
therefore a minimum wage worker would have to work 120 hours per week,
requiring two working members of the household and double shifts.

Smaller homes on decent sized lots are being acquired and torn-down, to be
replaced by very large new residences priced well beyond the means of most
residents.

Those families who purchased sarter homes are finding it difficult to “buy up” —
purchasing larger homes for their growing families— due to the widening gaps
between the smaller, older housing stock and the newer, larger homesin pricey
subdivisons,

One-third of the ared's senior citizens have incomes of |ess than $20,000 versus
3% for younger households.

Mogt of Bedford' s ederslive in angle-family homes that are among the older
properties in the town, many with deferred maintenance needs.

Ashby Place, an 80-unit senior housing project managed by the Bedford Housing
Authority, isthe only affordable housing project set-aside for seniorsin town.
Many of the ared’s older residents are experiencing greet difficulty living on their
fixed incomes, finding it increasingly chdlenging to pay their basic living

expenses, including the costs of food, taxes and utilities.

Thefral dderly are encountering problems remaining independent and cannot

find reasonably priced asssted living options in town — facing amove to facilities



in Billericaor Burlington, for example. The more expensve Carleton Willard
Village on Old Billerica Road is unaffordable to most local seniors and waiting
lists are for more than two-years.

There are 3,000 Bedford residents (2,400 living in the community outside of the
VA and Carleton-Willard facilities) over the age of 60, and the Council on Aging
received 550 requests for services related to housing last year done.

The average municipa employee cannot afford to purchase a home in Bedford.

The outreach phase of the project was dso ingructive in providing input into
development goals and objectives that should be guiding principlesin sdlecting project
gtes, determining the type of development, and identifying prioritiesincluding:

Target development projects to Town-owned properties to take advantage of
parcds that will have discounted or nomind acquisition costs.

Target development projects to those areas of town most bleto
trangportation, goods and services to minimize further traffic congestion.

Make sure that development projects are designed to be harmonious to the
surrounding community and recognize that there is no replacement for good
design.

Avoid targeting development projects to areas that are ecologically senstive and
will degrade nearby conservation land.

Insure that development projects complement existing historic digtricts.

With projects of less than 8 units, make sure that al units, to the grestest extent
possible, are affordable to those earning no more than 80% of median income.
Try to creste smal mixed-income communities for rental projects of 8 or more
unitsin any one location.

Look for affordable housing opportunities that will minimize impacts on the built
or natura environment such as the refinancing of existing housing or the creetion
of accessory apartments.

Develop anumber of low density, scattered Site project dternatives in recognition
of arange of housing needs in town including renta and homeownership options
aswdl as housing for seniors and families.

Look to areas of town that could accommodate higher housing dengties such as
industrid and commercia areas or primarily nonresidentia aress.

Seek opportunities to combine amenities with housing creetion such as locating
recregtiond, inditutiona and retail opportunitiesin close proximity to new
housing when appropriate.

L ook for opportunities to obtain land or other resources for free or at below
market values.

There are pockets of opportunity in Bedford to create affordable housing that comply
with the criterialisted above. These options are described in this Plan according to three
different timeframesincluding a Two-Y ear Plan, Five-Y ear Plan and Longer-Term Plan.
These projects aso, for the most part, are in accordance with key components of the
Town's Community Preservation Program, arequirement for the distribution of the
Community Preservation Fund. Also, there are a number of compelling reasons that the



town of Bedford must demongtrate actud production of affordable housing including
growing affordable housing needs, Chapter 40B requirements (to be in a proactive
position of steering new development instead of reacting to outside proposals that
override locd zoning), Executive Order 418 Housing Certification requirements (to
remain competitive for state funding such as trangportation, infrastructure, environmentd,
and housing resources), Community Preservation Funding (to insure local housing needs
secure afair share of this new funding). Essentia components for implementing these
drategies involve the capture of necessary private and public resources particularly for
gap financing, predevelopment funding, and professona capecity.

It isimportant to emphasize that while this Plan suggests that the Town initidly focusits
efforts on the Two-Y ear Plan, the Town should not postpone work on longer-term Sites,
especidly planning and feasibility andyses, snce thereistypicdly along leed time on
larger projects. Without significant planning and feasibility analysesit is undear that the
gtesincluded in the Five-Y ear and Longer-Term Action Plans will be developed within
the projected timeframes or even in connection with the Town-sponsored affordable
housing program. Unit projections are best guesses based on very incomplete site
condition information, and the proposed financing is illugtrative of the range of project
types that will be developed in recognition of wide-ranging affordable housing needs. It
isimportant for the Housing Trugt to pursue aternative Sites; therefore, each Action Plan
aso ligs other potentia development opportunities for serious consideration. While this
Affordable Housing Plan includes privately owned Stes, specific information on the
owners and locations are purposefully withheld to maintain the privacy of existing
owners to the greatest extent possible.

E. Summary of Two-Year Action Plan

1 Regulatory Strategies

Housing production is contingent not only on actua development projects but on
the planning and regulatory tools that enable locdities to improve decision
making and more strategically invest both public and private resourcesin housing
cregtion. To mogt effectively and efficiently execute the development srategies
included in this Plan, reliable information will be required to steer the course,
greater flexibility will be needed in the Town’s Zoning Bylaw, and new resources
will be needed to as expeditioudy as possible secure control over important
development properties and move them forward to completion.

Join HOME Program Consortium
Purpose: To secure public subsidies through the HOME Program to help
fund affordable housing development. Mogt affordable housing devel opment
projects in Bedford will require multiple sources of public subsidies due to the
substantial gap between the costs of development and what low- and
moderate-income residents can afford. HOME funds represent a resource that
can contribute to the feasibility of many projects.
Timeframe: The earliest that the town of Bedford can receive HOME
Program funding is by July 1, 2003. On February 5, 2001, the Board of



Sdectmen voted to pursue inclusion in the Newton HOME Consortium and a
|etter to Newton’s Department of Housing and Community Development was
sent expressing thisinterest. The Town of Bedford will so haveto send a
forma letter of interest and accompanying forma resolution approving the
Town joining the Newton HOME consortium, directly to the Mayor of
Newton. The letter should be submitted as soon as possible but no later than
early January of 2002. The Consortium Council will have to approve
Bedford' s participation in the consortium by its February meeting to notify
HUD by March 1, 2002, the required deadline for adding new communities.
This gtrategy is contingent upon Bedford having aland bridge to another
community thet is part of the existing Newton Consortium. The Town of
Bedford has been in discusson with the Town of Lincoln about aso joining
the Consortium to provide this necessary geographic link.

Estimated Costs: If Bedford was awarded $100,000 in HOME funding, it
could count on about $7,000 of that amount to be used for program
administration with another $3,000 earmarked to help cover Newton's costs of
managing the consortium. To coordinate the gpplication process, community
participation and planning components, a part-time staff person or consultant
should be hired by the Town.

Undertake a Comprehensive Review and Revise the Zoning Bylaw to
Promote Affordable Housing
Purpose: To undertake acomprehengve review of the Zoning Bylaw and
explore changes that would help promote affordable housing.
Timeframe: The Bedford Housing Partnership, Bedford Housing Trugt, Fair
Housing Committee, Community Preservation Committee and Bedford
Housing Authority should work dosdy with Town planning aff and Town
officids over the next one to two years to make useful changes.
Estimated Costs. The costs associated with staff time and likely consultant
fees.

Continue to Capitalize the Housing Trust
Purpose: To secure working capita and subsidy funds for the acquisition and
development of affordable housing in order to adequately respond to market
opportunities asthey arise. The development strategiesincluded in thisPlan
and those described in the Community Preservation Program will aso require
seed funding to support predevel opment expenditures.
Timeframe: Discussions followed by awide range of resource devel opment
activities regarding strategies to raise both private and public resources for
affordable housing activities need to remain a priority until adequate funds are
secured.
Estimated Costs. Coststo the Town of Bedford depend on the types and
scae of development projects. However, in order to adequately subsidize
affordable housing development, some level of Town resources will likdy be
required as alocal match.



Promote the Creation of Accessory Apartments
Purpose: To encourage the development of accessory apartments by
providing information to town resdents regarding their benefits and
regulatory requirements, exploring means of increasing the creation of these
units such astechnical and financia assistance if warranted.
Timeframe: The Housing Partnership should designate, within the next yesr,
acommittee to work with the Council on Aging and other Town officids on
an educational campaign to promote the creation of accessory apartments,
induding the evauation as to what, if any, condraints may exist to their
development and how these obstacles could be best addressed through
technical and financia assgtance to resdents.
Estimated Costs: Volunteerswill conduct most of the work, however, some
Town g&ff timeislikely in organizing educationd outreach on the issue and
producing and digtributing information/materids. If the Housing Partnership
committee determines that some level of financia assistanceisrequired to
meset important housing needs, the committee will develop recommendations
for presentation to the Housing Partnership and then to the Board of
Sdectmen. These recommendations may involve some financid incentives
that would likely require Town resources.

Participate in the Sate’ s Soft Second Loan Program
Purposes  To provide those fird-time homebuyers in Bedford with the
affordable mortgage financing option of the date's Soft Second Loan
Program.
Timeframe:  During the next year a committee of the Housing Partnership or
Housng Trust should be designated to insure Bedford's participation in the
Soft Second Loan Program.  The committee should hold discussons with
Cambridge Savings Bank and other lenders concerning ther interest in
processng mortgages in connection with the date’'s Soft Second Loan
Program and apply to the sate at the earliest convenient funding round.
Estimated Costs: This program does not involve any sgnificant outlay of
local funds as most of the adminigrative work in connection with the Program
is coordinated by the Massachusetts Housing Partnership Fund and
participating banks. The State gpplication is very straightforward and easy to
prepare, however, some Town staff participation in this gpplication processis
likely.

2. Development Strategies

Those projectsincluded in the Two- Y ear Action Plan include efforts that are
dready in the planning sage. Housing development takes time and the process of
bringing a project to congtruction typicaly takes more than a year, often severa
years when multiple layers of subsidies are required, when site control issues
become problematic, and when multiple regulatory approvals are necessary.
Therefore, the projectsincluded in the Two-Y ear Action Plan are those that can
be under congtruction by the fall of 2003.



Village at Springs Brook (Property 1 in Property Inventory — see Section
I11.G.) — Mixed-income Rental Project (Massachusetts Housing
Partnership Fund’s Permanent Plus Program with private financing and
Community Preservation Funds)
The Housing Partnership has been working with the V eterans Adminigiration
on a 1.2-acre ste that currently includes aparking lot and fidds. With MHP
technica assstance funding the Housing Partnership has hired a consultant to
prepare abusiness plan that will describe the development of housing on this
gte, referred to as the Village a Springs Brook. Of the ten renta units under
consderation for this development, at least four would be financed as
affordable. Current plans are to construct three separate buildings for the
project. Financing for the project is expected to include a private construction
loan and the Massachusetts Housing Partnership’s permanent financing
through its Permanent Plus Program. The Community Preservation Fund has
been identified to provide necessary gap financing in a projected amount of
$300,000.

Duplex Conversion Project — Affordable First-time Homeowner ship

(Project financed through sales and multiple sources of subsidies

including the Community Preservation Fund)
The Bedford Housing Trust has been exploring the option of purchasing a
two-family home, making the necessary moderate improvements and
converting it to affordable condominiums with deed redtrictions to insure
long-term affordability. In the spring of 2000, the Housing Trust designated a
Duplex Housing Task Force to coordinate the necessary arrangements to make
this purchase/rehab project aredlity, projecting to acquire itsfirst housein
2002. The Task Force envisonsthis project not only as a meansto create
more affordable housing in town, but also asaway of building community
around the issue of helping others.

Condo Buy-down Program — Affordable First-time Homeowner ship

(Financing from sales and the Community Preservation Fund)
Built in 1987, the Shawsheen Ridge project involved the development of 36
townhouse-gyle units for sde as condominiums as wel as the presarvation of
seven acres of open space. The developer aso proposed to set-aside Six of
these units as afordable, having this affordability managed through perpetuity
through the Town of Bedford. In fact these sx affordable units became the
motivating force for forming the Town's Affordable Housng Committee thet
shortly after evolved into the Bedford Housing Partnership. The affordability
of these 9x units is targeted to those earning within 150% of the aea's
median income. Recent sdes of the market units ranged from $229,000 to
$245,000 for the two-bedroom units and more than $400,000 for the three-
bedroom units as opposed to the affordable units thet would now sl for
aoproximately  $140,000, currently within the means of someone earning
agoproximately  $105,000 per year.  Unfortunady, a the time of this
development the dtate had no mechanism in place to adlow affordable units,

10



created without state or federal subsidies, to be counted as part of the 10%
dandard. Subsequently, the state established the Locd Initiative Program that
would dlow units that are made affordable through internd subsidies to be
counted if they are processed through a comprehensve permit and receive
DHCD technical assistance.

This program involves purchasng market rate or redricted units (those units
set-adde a the Shawsheen Ridge project as affordable) and sdlling the units to
qudified families with requiste deed redrictions to protect long-term
affordability and to enable the units to be included in the town's affordable
housng inventory. Community Preservation Funds will be used to fund the
gap between market or restricted prices and affordable saes pricess DHCD'’s
Locd Initigive Program will dlow units that are made affordable to be
counted.

Blake Block — Mixed-use Residential/Commercial Project/Rental Housing
(Project to be financed privately and may be processed through a
comprehensive permit as part of the Local Initiative Program)

Panning is underway for the rebuilding of what has been referred to asthe

Blake Block, located on Great Road between Springs and Fletcher Roads. A

plan for the redevelopment of this property was brought before Town Meeting

this past March, where it was denied by avery smdl margin. While most

Bedford residents perceive a need to improve this block, debate continues

over the size and overal character of any redevelopment effort. The owners

of the property, Bruce and Dotty Blake, are currently considering dternative

development plans, and representatives from the Town and abutters had been

mesting regularly to come to some agreement on the design and scale of the

project and regulatory process. If there is no agreement between the Blakes

and the Town regarding a prescribed plan that can receive Planning Board

gpprovd, the Blakes will have to wait until March of 2003, two years after the

last hearing before Town Meeting, to gpproach Town Meeting again for

approval.

More recently, the Blakes have proposed another project involving the
resdentidly zoned 25,000 square foot parcd that they own aong Springs
Road behind their commercid building. The Blakes are proposing twelve to
Sixteen units of rental housing in one building, reminiscent of an old inn. The
project would be processed through the Local Initiative Program (LIP) with an
affordable component and market rate rents below typical market rents for
new rental units.

East Village (Great Road and Lane Avenue) -- Mixed-income Rental
Project (To be privately financed; project proposed to be devel oped
through Chapter 40B comprehensive permit process through the state’s
Local Initiative Program.)

11



Another recent project has been proposed as a potential comprehengive permit
through the Locd Initiative Program (LIP) involves the development of a
parce at Great Road between Lane Avenue and Loomis Street. This Site, due
to its proximity to trangportation and other services dong Great Road, has
been explored as a possible affordable housing Ste multiple times in the past.
James Barr recently purchased the property for development of asingle-
family home for which the parcdl iszoned. However, Mr. Barr discovered
that the project was infeasible for angle-family development given the
relatively high acquisition price. He subsequently prepared a conceptud plan
for the development of Six rental units on Site and presented these plans before
the Bedford Housing Partnership, looking for feedback and some indication of
generd support for the LIP proposd. The Housing Partnership gave Mr. Barr
theinitid go-ahead to begin pursuing the project through LIP and further
suggested that Mr. Barr ook into increasing the density somewhat. Based on
eght new units of housing in the project, at least two of the units would have

to be affordable and would be digible for incluson in the town' s affordable
housng inventory.

F. Summary of Five-Year Action Plan

1.

2.

Regulatory Strategies
Enact a Zoning Amendment to Allow Senior Residential Devel opments
Purpose: To promote an attractive housing dternative for a maturing
population and to enable this population to remain intown. Thereisa
demonstrated need for increased housing options for the town’s seniors.
Timeframe: The zoning amendment could be drafted and passed during the
next severd years to enable the town to secure interest from potentia
developer(s) for aproject to be in place by 2005.
Estimated Costs. Itislikdy that asenior resdentid community can be
developed a market prices without any significant outlays of loca resources.
However, it would be advantageous to use internd subsidies to create some
affordable units within the project and the infuson of additiond public
subsidies could cregte the potentid for afurther mix of incomesin such
projects.

Development Strategies

Those development opportunitiesincluded in the Five- Y ear Action Plan relate to
projects that meet many of the development god's and objectives listed abovein
Section V.B. and that can go into the planning stage within the next severd years
to be completed prior to the end of 2006. Unit projections are best guesses based
on very incomplete Ste condition information, and the proposed financing is
illugrative of the range of project types that will be developed in recognition of
wide-ranging affordable housing needs. These projects are dso summarized in
the Town’s Community Preservation Program and include the following:
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190 Sorings Road — Mixed-income Rental Project (To be financed through
private lenders with subsidies from the Community Preservation Fund and
other sources.)
The ste at 190 Springs Road is a Town-owned parcel and includes DPW
dtorage garages. The parcd aso some drawbacks including wetlands, an
unbuildable knoll, and a deed redtriction requiring recreetiond use that would
have to be reversed through a string of locd, state and federa approvals.
Nevertheless, because of its Sze, 355,000 square feet, the Town should
thoroughly review the potential for new housing development. This parcd
could accommodate both rental and homeownership; however, a proposed
development option isthe production of 15 rentd units with at least 25%
affordability.

34 Fayette Road — First-time Homeownership (To be financed through
private construction loan and Soft Second Loan Program, subsidized by
the Community Preservation Fund/also could be a potential building site
for Habitat for Humanity.)

This parcdl is owned by the Town and is located in a neighborhood where

neet, smal homes predominate. A firgt-time homebuyer project with four

affordable new homes would fit in well with the surrounding properties. The

Land Evauation Committee of the Housing Trust listed the Ste as somewhat

promisng asit isrdatively small, 30,517 square feet, and is currently being

used for aplayground.

447 Concord Road — Mixed-income Rental Project (Financed through a

private lender, the Community Preservation Fund and other sources of

public subsidies.)
The Town of Bedford owns this parcel, and while it presents some challenges,
it represents a compelling devel opment opportunity given itssize. As part of
the preparations of the 1989 Housing Authority Inventory, the Massachusetts
Historic Commission was asked to ingpect the Site for potentiad Native
American atifacts. Thisste vist was inconcdusive, athough the Commission
indicated thet it looked like some of the land had been disturbed long ago for
some reason. The parcel, with 191,664 square feet, has limited access to
Concord Road and dopes down from Concord Road significantly. Itisaso
wet at the rear of the property aong therailroad bed. Nevertheless, the site
shows quite asgnificant potentia for development, particularly if combined
with 445 Concord Road that is currently on the market. The addition of this
adjacent ste not only adds land to accommodate more units, but dso
improves the access to Concord Road and the existing sewer line. The parcd
at 445 Concord Road includes an old house. 1t would be useful to secure a
further evaluation of the possible archeologica implications of the Site as soon
aspossible. This project could be rentd or homeownership, however, one
proposed dternative would be to produce 15 units of renta housing with a
least 25% affordability. There have been some concerns surfaced about this
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ste' s proximity to the AvaonBay’s and Princeton Properties’ proposed 40B
projects suggesting issues of cumulative impact on this part of the town.

Other privately owned potentid devedopment sites that should be explored as
dternatives to the Stes described above include:

Property 2 — This property includes two contiguous sites, one with
approximately 235,000 square feet and another small lot of 26,000 square
feet without any development. The Housing Trust should contact the
ownersto indicate its interest in potentialy purchasing the parcels with the
intention of building housing. Depending upon the owners response, the
Trust might propose an arrangement to give the Trust the right of first
refusal when the owners decide to sdl.

Property 3— This property includes an historic house, alarge barn and
open space that could potentially accommodate al three of the missions of
the Community Preservation Fund to create greater opportunities for open
gpace, higoric presarvation and affordable housing. Both the house and
barn are deteriorating and would require substantia repairs. The property
is currently on the market for more than a $500,000 asking price that
would have to be negotiated.

Property 4 — Thislong parcel has more than 500,000 square feet and
involves alittle farm aong the railroad bed, including an occupied house.
There are some wetlands. A potentia development configuration would
be to subdivide the property to include the house and wet area as one
parcd, with the other portion of the Site developed as affordable housing.

G. Summary of Longer-Term Action Plan

1 Regulatory Strategies
Protect the Long-term Affordability of Expiring Use Projects
Purpose: To monitor the status of the Bedford Village project and to
intervene if necessary to maintain the long-term affordability and habitability
of dmogt 100 units of housing.
Timeframe: Ongoing saff or volunteer time of Housing Partnership members
to monitor the status of the Bedford Village project is needed to insure that the
owner is not planning to prepay the mortgage and terminate the rental
agreement that maintains affordability. In such a case, further Town resources
aswell as other sources of financing may be required to refinance the project
to protect affordability and make necessary improvements. Additionaly,
prior to the expiration of the rental agreement in 2018, an agreement needs to
be negotiated with the current owner to either sall the project to another entity,
ether nonprofit or for profit, which will be willing to purchase and improve
the project with insurances of long-term affordability or to refinance the
project and voluntarily maintain the affordable component.

14



Estimated Costs: Town resources, in addition to other state and federal

funds, will likely be required if the current developer decides to prepay the
exiging mortgage or when the current rental agreement expiresin 2018 to

protect long-term affordability.

2. Development Strategies

The devel opment opportunitiesincluded in this Longer-Term Action Plan relate

to projects that meet many of the development goa's and objectives listed above
in Section V.B. but require more sgnificant lead time to conduct project planning
and feasibility analyses, obtain Ste control, attract interested and qudified

devel opers, secure regulatory gpprovals and bring the project to congtruction. The
Housing Trust should begin discussions regarding these development Strategies
and work with other Town officids and housing and development professonadsto
determine priorities and begin project planning. These projects represent
development opportunities that will not be completed until at least 2011, with
some beyond that. Once again, unit projections are best guesses based on very
incomplete Ste condition information, and the proposed financing isilludrative of
the range of project types that should be developed in recognition of wide-ranging
affordable housing needs. Severd of these projects are dso summarized in the
Town's Community Preservation Program.

15 Pine Hill Road — First-time Homeowner ship (To be financed through
private construction loan and permanent mortgages, subsidized by the
Community Preservation Fund and the Federal Home Loan Bank Board's
Affordable Housing Program)
15 Pine Hill Road, with 145,926 square feet, abuts the Town-owned property
at 190 Springs Road and also may have a considerable amount of wetland.
Because it isaTown-owned parcd, dl efforts should be made to investigate
its potentia for affordable housing production. While this site could
accommodate homeownership and renta, this proposal suggests 15 units of
housing for firg-time homebuyers, dl to be affordable.

131 Shawsheen Road — Affordable Rental Project for Families (To be
financed by a private lender, Low Income Housing Tax Credits and the
Community Preservation Fund.)
Thislarge parcel is owned by the Town and isaformer sand and grave pit.
While there have been discussions of the needs for cemetery expansion land
and watershed protection, a portion of the site would beided for housing.
This proposa projects 20 renta units, dl of them to be affordable to families
earning within 60% of median income.

Property 5 -- First-time Homeownership (To be financed through a

private construction loan and permanent mortgages, subsidized by the
Community Preservation Fund and the Federal Home Loan Bank Board's
Affordable Housing Program)
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This parcel of more than 130,000 square feet backs directly onto Elm Brook
and does include considerable wetlands aswell as an existing house. Itis
estimated that the Site could accommodate up to 13 housing units depending
upon the actual amount of wetland. This proposa involves housing for firgt-
time homebuyers with 100% of the units affordable to households earning
within 80% of area median income and al countable as part of thetown’s
affordable housing inventory.

Depot Park — Mixed-use Residential/Commercial Village with Mixed-
income Housing (To be financed with a wide range of private and public
resources related to housing, commercial development, economic
development, and transportation and infrastructure resources)
Redeve opment dong the town’s commercid arteries and in commercia
digtricts to include significant new housing production bears closer scrutiny.
For example, asgnificant opportunity for Bedford is the development of
Depot Park as a mixed-use revitdization area, combining new commercid
enterprises as well as new residentia opportunities to accommodate awide
range of incomes and lifestyles — from seniors who desire to live close to
sarvices, to young professonasinterested in fegling more a part of adiverse
village life in close proximity to amenities such as specidty sores,
restaurants, perhaps acinemaor small theater, and bike paths; and to artists or
other business owners who want live-work spaces that can combine work
gpace with living quarters. This development can aso grow into a significant
degtination place for cycligs using the town’s bike paths. Such development
can be accomplished through an amendment to the Zoning Bylaw that would
dlow resdentia usein thiscommercid didrict in sufficient dengtiesto
accomplish avillage square vitdity in support of the higtoric character of the
areaand the work that has been conducted by the Friends of Depot Park. In
addition to exising Town-owned property, additiona property can be
acquired for the redevel opment project through private acquisition and, if
necessary, eminernt domain.

Property 6 -- Mixed-income Rental Project (Existing project to be

refinanced through the Massachusetts Housing Partnership Fund's

OneSource Program)
This project involves amulti-family renta housing development, which could
use upgrading and would be a naturd addition to the town’s affordable
housing inventory. There may be some potentia for refinancing the project to
make necessary improvements and establish long-term affordability of the 44
units, adding the property to the town’s affordable housing inventory towards
meeting the state 10% standard.

Property 7 — Mixed-income Senior Residential Development with the
possibleinclusion of a mix of starter homes for young families with mixed
usesincluding a senior center, small commercial/convenience stores and
recreational space/athletic fields and open space.
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This property includes two parcels with dmost 3 million square feet or more
than 67 acres of flat and primarily dry land close to Hanscom Air Base. This
isavery beautiful Ste withfields and awooded periphery. At today’s prices,
it is extremely doubtful that the Town can afford to purchase the entire parcel
even with the Community Preservation Fund. However, a partnership
between the Town/Housing Trust and the owners or anew developer is
perhaps the most feasible gpproach to development. The heirs of the origina
owner may bein apostion to el the property given that along-term lease for
use of the parcdsis not being extended, thus eliminating approximatdy
$250,000 in annua income. The Board of Sdectmen will be contacting the
owners regarding their intentions for the property. The Housing Trust, Board
of Sdectmen, Community Preservation Committee, Conservation
Commission, among others need to arrive a some agreeable devel opment
options to ultimately discuss with the owners and contact devel opers who
have the experience and financia capacity to implement the Town's vison for
the property. Thisis perhaps the most valuable short-term development
opportunity in Bedford, and the Town should be proactive in insuring thet any
development meets loca needs.

Other potentid development dites that should be explored as dternatives to the
Sites described above include:

70 Pine Hill Road
The Town purchased this property severad years ago and placed a 15-year
development redriction on it. When this redtriction expires in 13 years, the
Town should strongly consider conveying it for the purposes of affordable
housing.

Property 8
Thisis a 660,000 square foot property that includes some level and dry land
that would be conducive to housing devel opment.

Property 9 — This more than 200,000 square foot parcel is currently owned
by the Middlesex Community College and was given to the college a number
of years ago by the VA Hospita for shuttle parking. At thistimethelot is not
being used and has great potentia for affordable housing development. In
fact years ago the Bedford Housing Authority had conversations with
Middlesex Community College concerning the potentia of building specid
needs housing on the ste with funding from the Massachusetts Department of
Mentd Hedth (DMH). When the College was building its campus, it used a
gte that had been planned for development asa DMH facility. Therefore
when DMH was looking to the Bedford Housing Authority to build some
gpecid needs housing in town, the issue of possible College property was
explored. Representatives of the Housing Trust should contact the College to
ascertain the leve of interest in conveying the property to the Trust,
preferably at some nomina or discounted price. Thiswould be anided site
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for senior housing or an asssted living project given its proximity to the VA
campus.

Redevel opment of Industrial Zones
The redevelopment of mixed-use areas should be strongly encouraged. For
example, the draft Industrid Mixed-Use zoning amendment will provide the
opportunity for resdentia development in industrid areas to rebuild these
areasinto mixed retall, office and resdentiad communities. Many of the
current industrid/office buildings are aging, and executives may be
consdering dternative locations. Also, most of these buildings are “clean” as
they have been offices as opposed to manufacturing operations that create
potential environmentd issues. Many of the current workersin these
businesses commute significant distances, and it would be advantageous for
local businesses to look into how they can house their workersin closer
proximity. Theseindudtrial aress are parts of Bedford where higher dengity
housing would be less controversa, and many residents would likely be
supportive of redevelopment initiatives that include affordable housing.

Property 10
It may be worth testing the receptivity of current owners of an existing
condominium project regarding the possible addition of more units either as
wings to the current building or as separate buildings on Site in exchange for
certain financial concessions that the Town or new developer may be able to
grant as an incentive for further development of housing. The existing
condominium is located on a Site with considerable vacant acreage.

Other Properties

The Housng Trug's Land Evauation Committee identified a number of
potentia dtes that may have some long-term potentia for affordable housing
devdlopment. The Trust should a some point within the next few years
contact the owners of these properties and express its interest in exploring the
possble future development of affordable housng. The Trust should then

keep in contact with these owners and monitor their interest periodicaly.
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. INTRODUCTION

The town of Bedford islocated 15 miles to the northwest of Boston bounded on the north
by Carlide and Billerica, on the east by Burlington and Lexington, on the south by
Lincoln, and on the west by Concord. The town isdmost 14 square milesin Sze.
Unlike many suburban communities, the town of Bedford amost doubles in size during
the day as up to 24,000 persons work at the various commercia, industrid and
inditutiond facilitiesin town giving Bedford one of the highest jobs to homesratiosin
the state— 5:1. Whilethisratio isinvigorating to the town’stax base, it aso contributes
to one of the most pressing problems — traffic congestion. Those activities that
exacerbate this problem, including new housing congtruction, are viewed by many as
only contributing to aworsening problem. However, a strong sentiment also exigts to
preserve the small town character of Bedford including its diversity. As market prices
soar and mangions replace smal homes, many residents agree that strategies need to be
identified and put in place to provide more affordable housing to meet the needs of
households with awide range of incomes, insuring thet they can afford to live in town,
enjoying the many benefits of this gpecid community.

In agrowing context of outside pressures to cregte new housing through the
comprehensive permit process, many town residents resent the fact that they arein a
position of reacting to development proposas as opposed to being proactivein
edtablishing their own housing agenda. There isa strong belief that local control over
affordable housing will more appropriately meet housing needs and maintain Bedford's
amall town character. This Comprehensive Affordable Housing Plan begins to articulate
afuture course for affordable housing development for town-sponsored initiatives.

A. Purpose of the Plan

On June 18, 2001, the Town of Bedford issued a Request for Proposals (RFP) to secure
professona services to prepare a Comprehensive Affordable Housng Plan to provide a
framework for producing affordable housing in Bedford. The purpose of this Plan was

to conduct research and outreach to better understand the challenges and opportunities for
developing affordable housing in Bedford and to prepare detailed action plans on how the
town can promote the acquisition, development and preservation of affordable housing
throughout the community to meet loca needs.

At present, Bedford has 4.5% of its housing stock classified as “affordable’ by the State
based on 210 unitsin the following projects.

Bedford Meadows — 10 units
Old Billerica Road — 4 units
Rallroad Avenue — 8 units
Bedford Village — 96 units
Ashby Place — 80 units

Elm Stregt — 12 units
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This Comprehensive Affordable Housing Plan suggests opportunities to meet pressing
local housing needs that extend beyond those met by the above developments. Dueto the
risng codts of housing, many resdents are finding it difficult to afford to remainin

Bedford. Children who grew up in the town are now facing the possibility that they may
not be able to return to raise their own familiesin Bedford. Long-term residents,
especidly the ederly, are finding themselves less able to maintain their large homes but
unable to find dternative housing that better meetstheir current life styles. Familiesare
finding it more difficult to “buy up”’, purchasing larger homes as their families grow.
Families connected to Hanscom Air Base, town employees and employees of other loca
businesses are increasingly hard pressed to find housing thet is affordable in Bedford.

If amunicipdity hasless than 10% of its year-round housng sst-aside for low- and
moderate-income residents according to a State standard, it is not meeting the regiond
and loca need for affordable housing. Not meeting this affordability standard makes the
town susceptible to a state override of local zoning if a developer chooses to create
affordable housing through the Chapter 40B comprehensive permit process? Bedford is
no sranger to thisissue and is currently handling three 40B applications involving the
proposed construction of 417 new housing units, 25% of them to be made affordable.

Based on recent census information, Bedford now has 4,708 housing units, of which
4,621 are occupied. To meet the 10% standard, 462 units of housing would have to be
“affordable’ based on the state’ s definition, however the Town would like to see at least a
1.10 coverage or atotal of 509, as described in its Community Preservation Program
prepared by the Town as part of the requirements for receiving funding under the
Community Preservation Act (see Section 111.C.4 for more information on the
Community Preservation Act and Section V. 4 on the Community Preservation
Program). With the current affordable housing inventory of 210 units, at least 252 more
affordable units will have to be produced in Bedford to meet just the 10% standard.
Assuming the gpprova of two of the comprehensive permit gpplications—the Village at
Concord Road and Avalon at Great Meadow — an additiona 153 units can be counted
towards meeting the state tandard, leaving approximately 100 unitsto fill the ggp. An
additiona 60-unit SRO (Single Room Occupancy) development on the Veteran's
Adminigration property will likely fill part of the remaining ggp aswell. The
Community Preservation Program projects 609 total subsidized units by 2011 based on
the current inventory, current and projected 40B permits, and projected affordable units
produced with Community Preservation Funds. These figures represent an incresse of
65% in the town’ s affordable housing inventory over the next decade.

The development of the Comprehensive Affordable Housing Plan is divided into two
major phases. The firg phase focuses on the review and assessment of documentation

2 Chapter 774 of the Acts of 1969 established the Massachusetts Comprehensive Permit Law
(Massachusetts General Laws Chapter 40B) to facilitate the devel opment of affordable housing for low-
and moderate-income households (defined as any housing subsidized by the federal or state government
under any program to assist in the construction of low- or moderate-income housing for those earning less
than 80% of median income) by permitting the state to override local zoning and other restrictionsin
communities where less than 10% of the year-round housing is subsidized for low- and moderate-income
households.
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and research dready completed as well as the collection of new information to identify
local housing needs, to determine what resources are available to meet these needs and to
obtain a comprehensive understanding of the remaining gaps in housing services and
programs. This information was collected through the following sources:

Information on the history of housing development in Bedford;

Housing data, studies, reports and plans;

Reevant bylaws, permitting and regulatory procedures;

Housing market conditions;

Current housing programs and services,

Inventories of Town-owned and privately owned vacant land and buildings that
might be gppropriate for housing development;

Housing efforts in other communities;

Input from government officiads, community leaders, red estate and development
professionds, state and federal agency representatives, and representatives from
other municipdlities (alist of these contactsisincluded in Attachment 1).

The second major phase provides specifics on how to preserve and creste new affordable
housing opportunities in Bedford. Guided by the context established in phase one, Two-
Year, Five-Year and Longer- Term Action Plans are presented, each including the
rationde for the strategy, the timetable for implementation, and the estimated costs
involved. These srategies will provide a blueprint to enable the Town Board of
Sdectmen, Housing Partnership, Housing Trust, Housing Authority and other key
committees to chart a course for the future with respect to meeting the 10% State
affordable housing standard and pressing local housing needs.

B. Definition of Affordable Housing

There are many definitions of affordable housng. For example, the federd government
identifies units as affordable if gross rent (including cogts of utilities borne by the tenant)
is no more than 30% of a household's net or adjusted income (with a smal deduction per
dependent, for child care, extraordinary medica expenses, etc.) or if the carrying costs of
purchasng a home (mortgage, property taxes and insurance) is not more than 30% of
gross income.  As mentioned above, the state counts a housing unit as affordable if it is
subsidized by doate or federal programs that support low- and moderate-income
households (within 80% of median income). Moreover, the affordable housng as
defined by the state’'s Community Preservation Act is 100% of area median income.

Affordable housng is dso defined according to percentages of median income for the
metropolitan area (SMSA), and most housing subsidy programs are targeted to particular
income ranges depending upon programmatic goads.  Very low-income houdng is
directed to those earning less than 30% of median income ($21,000 for a family of four)
and low-income is defined as households earning less than 50% of median income
($35,000 for a family of four) and sometimes 60% of median ($42,000 for a four person
household). Moderate-income refers to the range between 50% and 80% of median
income ($52,500 for a family of four a the 80% level), and middle-income from 80%
and 110% and sometimes 120% of median income ($77,000 and $84,000, respectively).
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Once again, units a or bedow 80% of median income (low- to moderate-income range)
count toward the 10% affordable housng god established by the State.  These income
levels are summarized in the table below:

TARGETED INCOME LEVELSFOR
AFFORDABLE HOUSING

# of Personsin 30% of 50% of 60% of 80% of
Household Median Median Median Median
Income Income Income Income

1 $14,700 24,500 29,400 36,750

2 16,800 28,000 33,600 42,000

3 18,900 31,500 37,800 47,250

4 21,000 35,000 42,000 52,500

5 22,700 37,800 45,360 56,700

6 24,350 40,600 48,720 60,900

7 26,050 43,400 52,080 65,100

8+ 27,700 46,200 55,440 69,300

In generd, programs that subgdize rentd units are targeted to households earning within
60% of median income, $42,000 for a family of four. However, firg-time homebuyer
programs typicdly use the up to 80% income range. It is worth roting that a sgnificant
mgority of Bedford's resdents would be income-digible for affordable housng usng
the 120% of median income leve.

C. Brief History of Affordable Housing in Bedford

In 1729 the Town of Bedford was incorporated asits own village — before that time it
was a part of alarger community that included Concord and Billerica. In these early
years the area was farm country where everyone had a cow and a pasture and the more
affluent had more cows and more pasturdland. The area grew dowly from about 800
people in the 1700’ s up to 2,603 residents by 1930. Farming continued to predominate
the economic base; and as the train was extended out to Bedford, farmers were able to
bring their vegetables more easily to market in Bogton. At the sametime smadll
manufacturing enterprises were spawning making shoes, hats and even the razor blade
that was invented by Emanuel Pfeffer in Bedford (eventudly this patent was sold to
Gillette). Those who came to Bedford before World War 1 typically acquired a piece of
property and built their own home themselves.  Some modest amount of housing
development occurred since the 1700’ s, predominantly by small, undercapitaized
builders who developed only severd houses a atime.

During World War |, U.S. Representative Edith Nourse Rogers was the mobilizing force
for bringing what would eventudly become the V eterans Adminidration Hospitd to
Bedford that served for an extended period of time as the town' s biggest employer.
During the early 1940’ s the federd government held a specid Town Meeting to discuss
the development of an Air Basein Bedford. Despite dmost unanimous opposition to the
ar facility by Town Mesting, the building of Hanscom Air Base proceeded asit was
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difficult for Bedford to ultimately oppose the new development in the years immediately
following the war.

The coming of Hanscom had an accelerating affect on the town’ s development with the
population doubling between1930 and1950 to 5,234. Until thistime housing
development had typically focused on the mgor colonia transportation corridors
including Great Road, North Road, Concord Road and Old Billerica Road. Recognizing
ashortage of housing opportunities for military personnd a Hanscom, the federd
government suggested to the town that it either begin promoting new housing

congtruction or be faced with tax exempt government-built housing as an dternative.

One of the early housing developments in response to this proposition/threat was Bedford
Gardens, aduplex community built off of South Road. Subsequently, additional small
pocket subdivisons of new housing were created out of former farm property throughout
Bedford including Dunster Road, Roberts Drive, Davis Road, Notre Dame Road and
Wildwood. This new housing was fueled by returning vets with federally subsdized
mortgages looking for aplace to raise their families. In addition to the VA Hospitd and
Hanscom Air Base, new employers established operations in Bedford such as Raytheon
and Mitre requiring college-educated employees, especidly engineers. Subsequent
housing developments catered more to this white-collar market as opposed to the blue-
collar worker of the more recent past. By 1960 the population more than doubled again
to 10,969. Growth continued during the next decade, reaching 13,513 in 1970, a 23.2%
increase.

During thistime of significant population expansion, the town was responsve to the
dynamic of the new environment and kept pace regarding the congtruction of required
schools and other municipd infrastructure needs. In the late 1950 s the Page School was
built, to be closdly followed by the Davis School and Lane School during the next

decade. Bedford High School was aso built in the late 1950’ s for grades seven through
twelve, before that time students were sent to Concord or Lexington High Schools.

After WW 11 funding began to be made available to build subsidized housing for
returning veterans through local housing authorities enabling the Elm Street project, with
twelve duplex unitsin Sx buildings, to be developed locally in 1951. Additiona State
resources were made available in the late 60’ s and early 70’ s for assisted housing for
seniors and the handicapped providing the Bedford Housing Authority with the
opportunity to develop the Ashby Place project totaling 80 units in two phases.
Subsequently, additiond state resources were programmed for specia needs housing and
20 Railroad Avenue, with eight units of housing staffed by the Department of Mentd
Hedlth, was built in 1993. These Housing Authority projects were the first government-
assisted housing units produced in Bedford, totaling 100 units. Comprehensive permit
projects came early to Bedford with Bedford Village, with 96 units, built in the early
1970 s soon after the passage of Chapter 40B legidation.

Bedford throughot its history had generally been characterized as a moderate-income

village. However, during the last decade the housing that has been built has been more
upscae in response to increasing pressures on the housing market brought on by a
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stronger economic climate. During this last ten years the newer subdivisons have been
directed to the professiond purchaser often creating sgnificant gaps between the earlier
capes and ranches to the neo-mangons of newer subdivisions such as Sweeney Ridge and
Page Hill, now cogting well over $1 million. Severad condominium devel opments have
been developed as well — Page School, Shawsheen Ridge, Huckins Farm and Mitchell
Grant -- largely for upscae young professionals and empty nesters with pricesranging
from $250,000 to dmost $700,000. Those who bought entry level housing a number of
years ago are now confronting increesing difficultiesin “buying-up” in Bedford because
of the gap between the cogts of older housing and the upscae nature of the newer homes
in Bedford. Housing for seniors has aso followed these market trends with the
acquisition of the Llewsac Lodge, ahome for older women, for the development of the
Carleton-Willard project, an extremely pricey retirement facility. Additiondly, the town
IS now encountering more incidences of “tear downs’ — the demoalition of older and
smaller homes replaced by the now more heavily demanded, large, Sngle-family houses.
The development of another Chapter 40B project through the Local Initiative Program,
Bedford Meadows, in 1995 now seems modest by comparison.

The exploson of housing vaues, intermixed with punishing traffic conditions, have
jeopardized the locd diversty and the smdl town character of the town, of great concern
to local resdents and community leadership. This Affordable Housing Plan represents an
opportunity to define how Bedford can stimulate diversity and provide new havens for
those who are currently priced out of the existing housing market. The recommendations
included in this Plan are in response to awide range of housing needs and issues
confronting the community thet cal out for some loca response including:

Over the past decade there were 646 new owner-occupied housing units crested
with aloss of 113 rentd units. The increase in the owner-occupied stock is due to
the proliferation of smdl, high-end market, single-family subdivisons and
condominium devel opment, whereas the loss in rental unitsis most likely because
of condominium converson activity.

In 1990 median family income was $57,561, however, today it is $70,000, an
increase of dmost 22%. However, incomes have not kept pace with housing
prices as the median house price increased beyond 75%, from $228,100 in 1990
to more than $400,000 today. A household earning the current median income of
$70,000 can afford a home costing approximately $250,000, at the lowest end of
avalable sngle-family homes. One would need an income of more than

$115,000 to afford the median saes price in Bedford today.

In order to afford arenta unit at the lowest range of $1,000 per month, a
household would have to be earning $3,000 per month or $36,000 annually,
therefore a minimum wage worker would have to work 120 hours per week,
reguiring two working members of the household and double shifts.

Smaller homes on decent sized lots are being acquired and torn-down, to be
replaced by very large new residences priced well beyond the means of most
residents.

Those families who purchased starter homes are finding it difficult to “buy up” —
purchasing larger homes for their growing families— due to the widening gaps
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between the smdller, older housing stock and the newer, larger homes in pricey
subdivisons,

One-third of the areal s senior citizens have incomes of less than $20,000 versus
3% for younger households.

Mogt of Bedford' s ders live in single-family homes that are among the older
properties in the town, many with deferred maintenance needs.

Ashby Place, an 80-unit senior housing project managed by the Bedford Housing
Authority, isthe only affordable housing project set-aside for seniorsin town.
Many of the ared s older resdents are experiencing difficulties living on their
fixed incomes, finding it more achdlenge to pay thar basic living expenses,
including the codts of food, taxes and utilities.

Thefrall ederly are encountering problems remaining independent and cannot
find reasonably priced asssted living options in town — facing amove to fecilities
in Billerica.or Burlington, for example. The more expensive Carleton Willard
Village on Old Billerica Road is unaffordable to most loca seniors and waiting
ligs are for more than two-years.

There are 3,000 Bedford residents (2,400 living in the community outside of the
VA and Carleton-Willard facilities) over the age of 60, and the Council on Aging
received 550 requests for services related to housing last year done.

Housing Objectives

From the information obtained in the first phase of developing this Comprehensive
Affordable Housng Plan — research and outreach — a number of clear objectives were
articulated through the concerns expressed by locd leaders and from the housing needs
documented by housing data, plans and surveys. The following objectives represent the
building blocks on which the Two-Y ear, Five-Y ear and Longer-Term Action Plans were
developed:

To meet local housing needs along the full range of incomes, promoting
diversity and the stability of individuals and familiesliving in Bedford. It
can be argued that divergty in acommunity contributes to loca hedth and
vitdity, that differences enrich usdl. Many of the locd leaders interviewed
through this project spoke e oquently about the advantages of maintaining what
diversty dill exigtsin Bedford and the need to stimulate greeter heterogeneity
related to economic, age, rdligious, racia and ethnic differences. Certainly the
preservation and production of affordable housing is a proven method for
promoating diversity, alowing those individuas and families with more limited
meansto aford to live in town, particularly when the housing market is becoming
incressingly oriented to the affluent. Solutions need to be found to enable
children who grew up in town to return to raise their own families here, to offer
town employees the opportunity to live in the community in which they work, to
insure that Metco families have the option of moving to where thelr children are
being educated, to provide housing aternatives to elderly residents who have
gpent much of their livesin town but now require dternatives to their oversized
angle-family homes, and to offer families the flexibility of moving to larger

homes as their families grow. The town should Strive to create new environments
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to alow current residents to remain in Bedford despite changing housing needs,
but also to offer citizens with awider range of interests and lifestyles additiond
housing options such as mixed-use housing, senior residentia developments,
supportive housing dternatives, live-work spaces, artists | ofts, etc. — dl feasble
within the context of the smdl town.

Toleverage other public and private resourcesto the greatest extent possible.
Because Bedford is a smdl town that does not receive federal funding for

affordable housing on an entitlement basis and because it does not have large

pockets of poverty that make it atarget for sate funding, the town needsto be
cregtive in how it can leverage both public and private resources to make

affordable housing development possible. State agencies recognize the

importance of suburban locdities doing their fair share in housing lower income
households and want to be supportive of affordable housing initiatives,

nevertheless, the town needs to be drategic in how it invests its limited resources
towards the production of new housing opportunities.

Toinsurethat new housing creation is harmonious with the existing
community. New affordable housing development should be harmonious with
the existing community, becoming an amenity that blends well within the
architectura context of Bedford. Therefore, devel opments to the greatest extent
possible should incorporate a number of characteristics — mixed-income, covering
awide range of income needs; low to medium dengty, scattered-Site, diminating
huge impacts in any one part of the community; and should be well designed to
make maximum use of any naturd attributes of development Sites.

Tosurpassthe 10% State standard for affordable housing. Thereis currently
a 252-unit gap between the State' s affordable housing standard (10% of the year-
round housing stock that has been subsidized by the federd or State government
to benefit those earning up to 80% of median income) and the affordable stock
currently in place in Bedford. Assuming that the new Chapter 40B
comprehengve permit projects provide another 153 units in affordable housing,
the town of Bedford will have to produce at least another 100 units during the
number of yearsto meet itsfair share of affordable housing. Population growth

of at least 1.5% annudly over the next decade will cregte the need for more
affordable unitsaswell. A new 60-unit SRO project for homeless veteransis
likely to dso help fill this gap. Thisis an ultimately feasible undertaking for the
town to embark upon and significant progress has been made to set thingsin
moation and accomplish this misson during the next ten years.

RESEARCH AND OUTREACH

Thisfirgt phase of the Comprehensive Affordable Housing Plan involves documenting
and evduating awide range of information related to housing in Bedford. Thisincludes
data on housing characterigtics, such as numbers and types of housing, as well as housing
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needs for particular populations such as the elderly, families, disabled and lower income
households. It dsoincudes an andysis of housng market conditions for
homeownership, rentals and mixed-use properties. Thisinitid phase dso summarizesdl
existing housing programs, policies, services, affordable projects as well as proposed
housing development. Relevant information on regulations and permitting related to
housing development is aso highlighted in this part of the Plan. Findly, thereisan
inventory and analysis of properties that might potentialy be appropriate for affordable
housing production, prioritized dong a number of criteria

A.

Housing Characteristics and Needs

1 Census Data

The 2000 Census from the U.S. Bureau of the Census counts Bedford' s total
population as 12,595. Approximately one-quarter, or 23.6% of the population
(2,972) is school age — under the age of 18 — and another 23.6% (2,969) is over
the age of 60, the remaining haf of the population between 18 and 60 years. Of
the 4,621 households living in Bedford, 35.4% included individuas under 18
years and 29% of the households included someone 65 years or older.

More than 90% of Bedford's population is White, atotal of 11,486 persons, with
5.4% of Asan descent and 1.7% Black. The censusindicatesthat 1.8% were
Hispanic or Latino, of any race.

The census a so counted 4,708 total housing units, 98.2% that are occupied (4,621
units) with an overal vacancy rate of 1.8%, 0.3% for owner-occupied housing

and 2.6% for rentd units. Of the occupied units, 80.2% are owner-occupied with
lessthan 1,000 rental unitsin town, 916 units specificdly. The average

household size of the owner-occupied units was 2.75 persons whereas it was 1.98
for renter-occupied units.

The Census Bureau has not yet released important data on income and the more
detalled housing information for 2000. Thisdataiis not expected until 2002. At
this point 1990 data is dated and unreliable. There are 1997 estimates available
from athird party data source — Applied Geographic Solutions— putting the 1997
household income at $76,372 and the per capitaincome at $33,424, and the 2001
median income figure for the Boston areais $70,000.

The problem with the 1990 census data is further exacerbated by the confusion
surrounding the counting of the housing units at Hanscom Air Baseincludedin
Block 906 E, which was counted in 1990 as part of the Bedford numbers despite
the fact that the housing is actualy physcaly located in the town of Lincoln. The
2000 census figures have corrected this problem by taking the housing units out
of the Bedford count. However, the 1990 and 2000 data are not easily
reconcilable. The Bedford Comprehensive Plan corrected this problem with the
1990 data for the existing housing supply and the results are as follows:
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Housing Supply — 1990 to 2000

1990 1990 Corrected 2000
#of % of # of % of #of % of
Units Units Units Units Units Units
Occupied
Units 4,479 97.3 4,088 97.1 4,621 98.1
Owner-
Occupied 3,195 713 3,059 74.8 3,705 80.2
Renter-
Occupied 1,284 28.7 1,029 25.2 916 19.8
Tota
Vecant 123 2.7 120 2.9 87 1.8
Owner
Vacancy 1.3 0.3
Rate
Rentd
Vacancy 2.3 3.0
Rate
Totd
Units 4,602 100.0 4,208 100.0 4,708 100.0

This corrected data indicates a Sgnificant increase in the overdl number of

housing units built over the past decade — 500 units or a12% increase. This
increase is higher than the 5% increase experienced for the metropolitan areaas a
whole and was limited to the owner-occupied housing stock with 646 new units
created and aloss of 113 rental units. The increase in the owner-occupied stock is
due to the praliferation of smdl, high-end market single-family subdivisons and
condominium development, whereas the loss in rental unitsis most likely because
of condominium converson activity.

2. The Comprehensive Plan

The Town of Bedford has been preparing a Comprehensive Plan for the past
severd yearsfocusng on arange of activities including land use and growth
management, traffic and trangportation, public facilities and services (including
schools), recreationa facilities and services, open space and natura resources,
economic development, and housing. The Town hired Kenneth M. Kreutziger to
undertake this project.

The Plan beginswith avison statement — “The Town of Bedford envisonsits
gamdl-town character enhanced over the next twenty years asit moves into the
twenty-first century. This character is distinguished by both the hitoricaly
sgnificant architectura resources and the beauty of the Center of Town.” The
Statement continues with specific visons for the town including one for housing —
“Housing choices for different types of units are available and affordable for al”.
Gods are dso articulated under each activity and for housing the following god
and policies are proposed:
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Goal:
“Encourage adiversity of housing options providing for amulti-
generationd population of families with awide range of income levels”
Policies:
“Protect and preserve the design character and scale of existing older
neighborhoods;
Encourage arange of affordable housing optionsin small clusters
throughout the town targeting toward aso providing housing for
young couples and retired families,
Encourage development of affordable housing by working with non-
profit developers using the LIP (Locd Initietive Program);
Explore Town purchase of property for affordable housing;
Explore regulatory options for encouraging, supporting and requiring
affordable housing;
Address affordable housing as defined by the State; and
Maintain areasonable residentid tax rate.”

The Plan provides some very useful housing data related to residential uses based
on the Town Assessors information as presented below:

Summary of Residential Uses, 1998

Type Units Households
Sngle-family 3,187 3,187
Condominium 316 316

Two-family 279 558
Three-family 8 24
Multiple Houses* 16 33
Apartment Houses 2 140
Boarding House 1 22
Mobile Homes (HAFB) 216 216
Subgdized Housng** 100 100
Military Housing off Pine
Hill Road 16 16
Totd 4,141 4,612

* A lot with more than one single-family house.

** Houdng managed by the Bedford Housing Authority

Given that the census identifies 4,708 tota housing units in 2000 with 4,621 of
them occupied, the above count represents an undercount of the number of units.

The Plan aso contains an analysis of population growth over the past decade from
information from the Bedford Town Clerk. Thisinformation is presented below.
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Population Change, 1991-2000*

Y ear Population ~ Change %
1991 11,310 - -
1992 11,520 210 1.9
1993 11,440 -80 -0.7
1994 11,626 186 1.6
1995 11,745 119 1.0
1996 11,961 216 1.8
1997 12,157 196 16
1998 12,401 244 2.0
1999 12,696 295 2.3
2000 12,595 -101 -0.8

* 2000 census figure added to analysis.
The above table does demongtrate a fairly consstent population increase with
only minor lossesin 1993 and this past year.

The Comprehengve Plan dso indudes a Build-out Andyssfor industrid and
commercid uses aswell asresdentia uses. Theresdential andysisisbased on
an esimate of the total area currently vacant or underutilized for housing

including dl vacant residentialy zoned lots and dl residentialy zoned parcels
larger than 200,000 square feet (4.6 acres). The analys's assumes that any parcel
of sgnificant Sze with only one single resdentid unit can be further subdivided.

It also attempted to eiminate existing wetlands from prospective devel opment.
The prototypica minimum lot Sze was 50,000 square feet, with an additiond
20% added to dlow for roads, lot configurations and topographic conditions,
therefore assuming that a single new house would require 60,000 square feet. The
following information was derived from thisandyss

Summary of Residential Development Potential

Land Area Lot Yied
Developable Lots > 200,000 SF 35,672,771 273
Developable Lots < 200,000 SF 6,567,039 120
Subtotal 42,239,810 393
Other Large Parcels
Harvard 3,428,172 39
VA Hospita 7,799,853 116
Middlesax Community College 7,716,653 107
Hanscom Feld 36,429,228 592
Subtotal 55,373,906 854
TOTAL 97,613,716 1,247

The above andyssincludes a number of large parcesthat are unlikely to be
made available for development in the foreseesble future, and it dso projects a
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low dengty that is unlikely to be feasible for affordable housing devel opment.
However, the Build-out Anadyss does indicate the possibility of sgnificant future
development in Bedford.

The Plan’s chapter on housing includes 1990 census information on the age of the
housing stock included below.

Year of Consruction

Y ear Number Per cent
1989-March 1990 66 1.4
1980-1988 701 15.2
1970-1979 616 13.4
1960-1969 983 214
1950-1959 1,368 29.7
1940-1949 313 6.8
1939 or earlier 555 12.1
Total 4,602 100.0

Thisanadyssindudes the Air Base housing thet is actudly located in Lincoln, but
counted in the 1990 census, therefore figures are not directly reconcilable with
2000 data. Nevertheless, the above figures indicate that dmost hdf of the town's
housing was built between 1950 and 1969, the baby boom years, with dmost
another 30% constructed from 1970 to 1988.

The Plan dso compares income data with housing vaues and concludes that
incomes did not keep up with housing values from 1980 through 1990. For
example, median family income increased from $30,960 to $57,561, an increase
of 85.9%, however, between 1980 and 1990 the median house price increased
197.8%, from $76,600 to $228,100.

The Plan dso looks at home sales and sades prices, information largely obtained
from Banker and Tradesman.

Home Sales and Prices

Y ear # Home Sales Median Sales Price
1990 149 $209,000
1991 125 $201,000
1992 188 $217,000
1993 212 $209,500
1994 244 $230,000

Besdesadip in market activity and pricesin 1991 in response to arecesson,
home prices and number of sdes rose steadily during the early 90's. An updated
version of thisandysisis presented in Section 111.B.
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The Comprehensive Plan a so tracked the number of building permits issued
between 1990 and October 1998 including:

Building Permitsfor New Construction

Y ear Single-family Multi-family
1990 14 0
1991 16 0
1992 38 0
1993 36 2
1994 91 2
1995 79 -
1996 83 -
1997 57 -
1998 17 -

Thisinformation shows that building activity was highest between 1994 and
1996.

The chapter on housing ends with a discusson on the results of the visoning
process in Bedford, a summary of future housing needs, and proposds. The
visioning workshop was held to define goa's and objectives for the Plan and
resulted in identifying a number of loca concernsinduding the large Sze of the
new residences — the mangonization of Bedford. Many saw the mix and
affordability of housing in Bedford as postive. The Plan observes that while the
tota number of housing units has grown in Bedford, the number of affordable
units has remained the same, the percentage decreasing as the housing stock
grows. Specific proposals to address affordable housing needs include the
falowing:

Active Seniors Housing Provision

Draft zoning amendment to encourage the congtruction of over 55
housng.

Scattered Ste Affordable Housing

Town purchase of land for smdl affordable housng devel opment to
revolve back to be used for additiond projects in the future,

Multiple Units of Affordable Housing

Town purchase of alarge parce of land to be devel oped through Chapter
40B comprehensive permit (e.g., Ch. 61 parcel near the Gutierrez parcel).
Mixed Use Zoning Bylaw Provision

Enact mixed use zoning bylaw to dlow commercia/industria/resdentia
development in one project by specid approva from the Planning Board.
Existing Housing as Affordable Housing

Buy existing housing that might be targets for “teardowns’ for use as
affordable housng.

Encourage the Construction of Affordable and Market Rate Rental
Housing
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Leverage funding and other forms of assistance, such asthe Loca
Initiative Program, for the congtruction of affordable and market rate
rental housing.

Encourage the Use of the Existing Accessory Apartment Bylaw
Increase awareness and the use of the existing accessory apartment bylaw
to increase the number of rental units.

Address “ Mansionization” in Bedford

Follow the lead of other towns by developing regulaions to require a
specia permit for the congiruction of houses above prescribed square
footage that involve a teardown of an existing house.

3. The 1986 Comprehensive Plan

The Bedford Planning Board commissioned a Housing Plan in 1985 that was
completed in February 1986 by James A. Miller, A.I.C.P., and with a contribution
by Norma Bogen, A.I.C.P. ThisPlan followed an update of the Town's
Comprehensive Plan, completed in 1985. Housing goals and objectives include
the following:

To promote safe, decent and affordable housing for al persons
resding or desring to resde in Bedford;

To assure equa housing opportunity for dl;

To maintain the high qudity of exigting residentia neighborhoods,
with particular attention to the preservation of the historic resdentia
areas of thetown;

To provide awider variety of housing opportunities,

To provide aforum or mechanism for rational community decison
meaking on the impact of land use decisons— residentia, commercid,
industrial and other uses,

To recognize that housing isaregiona issue and that Bedford is a part
of the Metropolitan Boston housing market;

To assure that Bedford Town Boards and Commissions take the lead
in keeping the community informed about the nature and extent of
housing issues facing the Town; and

To promote policies which assure the implementation of Town
Housing God's, and, conversdly, to discourage policies which would
have a negative effect on these Gods.

While much of the dataincluded in the Plan is dated, there are numerous
recommendations regarding affordable housing development controls and
incentives (e.g., inclusonary zoning, linkage mechanisms, occupancy controls,
resdle redrictions, right of firgt refusal to amunicipality, deed restrictions running
to amunicipdity), affordable housing criteria and development standards (e.g.,
edtablish aNew Residence D Didrict in the Zoning Bylaw to alow attached
sangle-family homes or garden apartments with 10% of the units sst-aside as
affordable, incorporate affordable housing provison of the new Residence D
Didrict into the Planned Residentid Development provisions of the Zoning
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Bylaw, provide density bonuses for projects that set-aside 50% of the units for
affordable housing, add attached single-family and garden gpartmentsto Limited
Busness A and General Business Didlricts, require deed redtrictions to maintain
the units as affordable for 20 years), and the identification and andysis of 37 Sites
for affordable housing (See Attachment 2 for alist of these Stes)) and
development proposas for four of the sites (e.g., Otis Street/Highland Avenue,
Great Road/Springs Road/Fletcher Road, Davis Road/Notre Dame Road/Laurie
Lane/Karen Drive, and Concord/Sdlfridge Roads). The Plan adso recommends
the designation of a*development cabinet” to act as a clearinghouse and resource
center to streamline the technical review process in connection with significant
affordable housing proposds. The revison of the Bedford Fair Housing Policy is
proposed and the designation of the Bedford Fair Housng Committee asthe
Town's officid Housing Coordinating Council.

4, Sate Buildout Analysis

On January 21, 2000 then Governor Paul Cdlucci and Lieutenant Governor Jane
Swift sgned Executive Order 418. This measure was designed to help
communities plan for new housing opportunities while baancing economic

devel opment, transportation, and open space needs through the provision of
$30,000 planning grants and a Sate Buildout Analysis. Each municipdity in the
Commonwedth was provided with an andlysis that offers apicture of al the
development that could happen in the community under current zoning codes and
known environmental and other land use condraints. Thisinformation is meant

to assst communitiesin planning for ther futures, offering a garting point from
which the vison for the future can emerge. This Buildout Andysisis aso made
available to help communities get started on the preparation of a Community
Development Plan, funded through State planning grants of $30,000, to prepare
guidelines and srategies for the future development of housing, economic

devel opment, transportation and open space. Municipalities are dso expected to
seek annua Housing Certification in order to be digible for awide range of Sate
funding programs, including housing subsidy funds from the M assachusetts
Department of Housing and Community Development and other State housing
agencies.

The Buildout Analysis for Bedford projects the potentid development of 1,046
unitson 1,011 buildable lots. These new units would increase the population by
2,626, with 439 new students. More detailed breakdowns of this Buildout
Andyssare included in Attachment 3.

5. Housing Survey

The Housing Partnership sponsored a housing survey in 1999 that was sent
through the tax bill to Bedford resdents. From the 4,800 surveys sent, the Town
received 1,350 returns trandating into a 28% return rate. While thisreturn rateis
impressive, it isimportant to note that this was not a scientific survey and results
can be considered representative but not reiable.



The Town aso sponsored an analysis of this data prepared by Tatjana Meschede,
which istitled, “We would love to stay in Bedford but the housing prices are too
high.” Highlights from this andysis incdlude the following:

Almogt ¥ of the survey respondents lived in families with two to four
people.

The average respondent had lived in Bedford for 20 years (ranging from 1
to 73 years), however, ¥2 had lived in town for five years or less.
Average yearly income was $91,000 with haf of respondents earning less
than $85,000.

Fourteen percent of the respondents were renters.

Closeto hdf of the renters were living by themsdlves as compared to
approximately one in ten for owners.

Average annua income was about athird lower for renters, totaling
$64,846 as compared to $95,348 for owners.

Rents ranged from $100 to $6,500 per month, averaging $1,100.
Average monthly utility costs were $56 for eectricity and $75 for hest.
Owners pay an average of $179,000 for their resdences with half paying
less than $160,000.

Current values of properties were reported as an average of $330,000,
significantly lower than recent saes vaues of gpproximately $450,000.
Average monthly mortgage payments were $1,390, with 44% paying in
the $1,500 to $2,000 range.

Average number of years remaining on homeowners mortgages was 17,
with hdf reporting 10 years or less.

Annual property taxes were reported as $3,800.

A summary of this datais presented in the following table:

Survey Respondent Char acteristics According to
Homeowner ship Status

Renters (N=194) Owners (N=1,154)
Single Households 48% 13%
Two-Person Households 27% 41%
Three-Person Households 13% 17%
Average Annud Income $64,846 $95,348
Average Yearsin Bedford 115 21.3
Average Yearsin Current
Resdence <3 20
Average Monthly
Housing Costs $1,100 $1,390
Average Utility Costs $131
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The survey further indicated that based on the affordable income rates for 1999
(80% of area median income), 1,302 respondents could afford market rates and
204 quadified for affordable housing, with insufficient data for 112 respondents.
Not surprisngly, renters were twice as likely to qualify for affordable housing.
Another result from the survey was that those who could afford market rate
housing were twice aslikely to have children.

The following table summarizes the mgor findings on affordability:

Survey Respondent Characteristics According to
Housing Affordability Status

Qualify for Affordable Can Afford Market

Housing Rate Housing
(N=204) (N=1,302)
Children under 5 years 5% 17%
Children 5-18 years 18% 30%
Seniors 60+ 76% 35%
Average Y ears of
Resdence 31 17
Average Annud Income $25,674 $103,774
Average Monthly Rent $1,098 $1,134
Average Monthly
Mortgage Payment $740 $1,426
Average Annua Taxes $3,054 $3,924
Average Home Vaue $247,172 $343,818

The above table indicates that 76% of the seniors responding to the survey would
qudify for affordable housing. Those resdents who had lived in Bedford for a
longer period of time were dso more likely to qudify for affordable housing. In
fact a high proportion of respondents were seniors over the age of 60. Slightly
less than one third of the respondents (31%0) identified themsalves as seniors not
living with persons of other ages.

The survey aso reported information on seniorsin two age categories, 60 to 80
years and those over 81, compared to non-seniors, the results presented in the
table below. It isinteresting that the 60 to 80 year seniors resembled the non
senior households (hh's) across most variables, however, mortgage payments for
the seniors were amogt half the amount of the non-seniors. There were
ggnificant departures for the 81+-age category, which were more likely to be
renters or have much lower mortgage payments. The average income for the non
seniors was substantialy higher than the income levels for both senior cohorts.
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Comparison of Seniorsto Non-Seniors

Survey Respondent Char acteristics According to Age

Senior hh’sOnly Senior hh’s Only
Ages 60-80 Ages 81+ Non-Senior hh's
(N=355) (N=65) (N=928)
Average Annud
Income $69,859 $49,500 $101,124
Renters 9% 48% 13%
Average Monthly
Rent $1,150 $1,215 $1,074
Homeowners 91% 52% 87%
Average Monthly
Mortgage $779 $300 $1,481
Average Annud
Taxes $3,532 $3,432 $3,909

According to the report, the “older survey respondents expressed a great deal of
anxiety about their futuresin Bedford. The following comments were typica:

We are 54 and 58 years old. It isvery hard to downsize in Bedford, as
there is not that much housing that is affordable. Mogt kidsraised in
Bedford cannot afford to buy later.

We can no longer afford to live in Bedford when we retire. We hate to
leave, but we have no choice.

We would love to see affordable, lovely living arrangements for seniors
developed herein Bedford.”

The report concludes with a number of additional comments from survey
repondents including:

A newer owner may leave town to pursue “dividing living between
summer beach home and winter ski home’.

Another gtated, “1 would like to stay in Bedford, but | cannot afford to buy
ahomein Bedford. 1 will haveto look for a home elsewhere after my son
graduates from Bedford High School”.

One respondent writes, “with adesire to stay in town and awish to own a
resdence in town, | will be moving in with my parent to try to save money
and be able to find affordable real estate in Bedford”.

And findly another respondent says, “It isashame. Thereisno more
housing available for young families with moderate incomes”.

B. Market Conditions

Housing prices have skyrocketed over the past decade throughout New England, and
Bedford is no exception. According to Banker & Tradesman the median resdentid sade
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price was $209,000 in 1990 and the 2000 price was $336,000, an increase of 60% over
the decade. Median sales prices since 1996 are asfollows:

1996 - $251,000
1997 - $245,000
1998 - $268,000
1999 - $322,000
2000 - $336,000

Rentals have also increased subgtantidly, in fact doubling, with the median rental of $712
in 1990, whereas now the average gpartment price is $1,400. The analysis below looks a
housing values from a number of sources including the Multiple Listing Service, census,
observations from local redltors, Banker and Tradesman and local advertising.

1 Homeownership

In 1990 median family income was $57,561, however, today it is at least $70,000,
an increase of amost 22%. However, incomes have not kept pace with housing
prices as the median house price increased beyond 75%, from $228,100 in 1990
to more than $400,000 today when we look at locd listings. A household earning
the current median income of $70,000 can afford a home costing gpproximately
$250,000, at the lowest end of available single-family homes. One would need an
income of more than $115,000 to afford the median sales price in Bedford today.

The Multiple Ligting Service (MLS) as of July 18, 2001, included active listings

for 32 sngle-family homes ranging from $309,900 for a two-bedroom colonia on
Concord Road to a $954,000 six-bedroom contemporary house on Radcliffe
Circle, with an average list price of $527,196 and an average time on the market

of 48 days. The MLS dso included two expired lisings thet failed to sl

including a $368,000 three-bedroom cape on Sunnyfield Road and a four-
bedroom colonid at Fawn Circle at $935,000. There were 19 single-family

homes under agreement ranging from a three-bedroom ranch for $298,000 to a
four-bedroom colonid at Fawn Circle with a price of $925,000. For these homes
under agreement, the average market time was a month and the average list price
was $503,926. In regard to the 48 single-family homes that have sold recently,
pricesincluded alow of $248,000 for a two-bedroom bungalow on South Road to
afour-bedroom colonia on Selfridge Road for $785,000. The average time on
the market was 37 days, the average saes price was $430,382, and the average list
price was $430,266. Intotd 101 homeswere included in the Multiple Listing

with an average price of $479,214.

The Multiple Listing Service for July 18" also included a number of

condominium sales. In regard to active ligtings three, three-bedroom condos were
included, ranging from $339,500 on Page Road (the Old Page School) to
$679,900 a Huckins Farm. The average market time was 25 days and the
average ligt price was $559,766. Condos under agreement included a three-
bedroom unit on Swestwater Avenue (Fawn Lake) for $379,900 and a unit at
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Huckins Farm for $649,000. The average market time for these two units was 29
days and the average list price was $514,450. In regard to sold condos, there were
eight ligings, from atwo-bedroom duplex unit at Bedford Gardens for $172,500

to a $690,000 three-bedroom unit at Huckins Farm. The average number of days
on the market was 35 for these eight condos; the average sale price was $444,162
with an average list price of $445,687.

In regard to multi-family housing, there were only two active lisings for two-
family properties with sales prices of $335,900 and $339,500 at Bedford Gardens.
Two additiond two-family homes at Bedford Gardens were under agreement for

$339,900 and $349,000.
The table below presents information on the affordakility of the range of these
prices by unit type.
Affordability of Existing Housing Prices®
UNIT TYPE PRICE INCOME REQUIRED
Single-family Homes
Low $250,000 $68,700
Average $430,000 $117,900
High $925,000 $260,000
Condominiums
Low $172,500 $58,600
Average $482,500 $142,800
High $690,000 $200,000
Two-family Homes
Low $339,500 $51,400
Average $341,000 $51,600
High $349,000 $53,600
Rentals
Low $1,000 $40,000
Average $1,400 $56,000
High $2,500 $100,000

Recent red etate transactions listed in the July 19,2001 Bedford Minuteman
included five properties selling between $249,900 on Ashby Road to $478,500 on
Temple Terrace in the Old Stagecoach area. Advertisements included aten year
old, four-bedroom colonia on acul de sac for $499,000, a smal three-bedroom
cape for $420,000 near Fawn Lake, a three-bedroom ranch for $448,000 on a
quiet street, two other four-bedroom colonials for $598,000 and $675,000, and
saverd very large colonias within the $949,000 to $1.4 million range. Redltors

3 Assumes a 7.0% interest rate with no points, 30-year fixed-rate mortgage; 20% down payment; real estate

taxes of $12.17 per $1,000; insurance of $1.25 per $1,000 of combined valuation of dwelling (value x
0,=.5), personal property ($100,000 fixed), and personal liability ($100,000 fixed; rent for tenant unit in the
two-family house of $1,300 (75% counted as income for underwriting or $975); and condo maintenance of

$250 per month.
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indicate that housing values are weakest for older housing built dong the busest
dreets. Conversdly the strongest housing market areas in town include homesin
the newer subdivisions on streets without much traffic. Homesin some of the
newer subdivisons— such as Sweeney Ridge, the revolutionary area off of Davis
Road and Page Hill — are commanding prices of upwards $1 million. Even raised
ranches are being sold for $500,000 and these properties require improvements.
The buyers of one raised ranch that sold for $500,000 are expecting to put an
additiona $100,000 into the house to update it to their tastes. Redltors pointed
out that awidening gap is forming between the capes and small ranches built in
the 1950’ s through 1970’ s and the homes devel oped over the last decade, making
it difficult for familiesin smdler, sarter homesto “buy up” astheir families

grow. Consequently, more families are opting to build additions to their current
residences, asfew homes are available in thelr price range. Additiondly, thereis
an increasing occurrence of “teardowns’, with small older homes being acquired
and demolished, replaced by extremely large homes — the mangonization
phenomenon.

In regard to condominiums, Bedford has severd developments including the more
moderately priced units at Shawsheen Ridge, the old Page School, and the
Mitchell Grant project in the mid $200,000 to mid $400,000 range. Thetown dso
has the more upscale condos at Huckins Farm. Clearly the greater seclusion,
privacy and unit sSze of Huckins Farm easily capture the high-end condo market,
with sales prices of more than $650,000. Additiona condominiums are being
developed as aresult of the conversion of duplexes, two-family homes or other
multi-family housing. Consequently, the town has suffered a decrease in renta
units that were more affordable prior to the conversion.

The number of two-family homesincluded in the ligtings did not dlow for a
reliable sample, however, the above table does clearly demondirate the reative
affordability of two-family properties versus the single-family and condominium
housing type. The added income stream from the rental unit makes this housing
type very afordable, creating rentd opportunitiesin addition to offering
homeownership. As such, two-family homes are excdlent prototypes for new
affordable housing development.

Banker & Tradesman dso tracks housing values, and figures for 1990 through
1994 are summarized in Section 111.A.2. of thisPlan. More recent averages for
house salesin Bedford includes the following:
As of December 31, 2000 -- $449,996 (for 218 single-family home saes)
As of December 31, 1999 -- $390,182 (for 239 single-family home sales)
As of December 31, 1998 -- $318,148 (for 213 single-family home saes)
As of December 31, 1997 -- $294,926 (for 224 single-family home sales)
As of December 31, 1996 -- $305,119 (for 241 single-family home sales)

These figures indicate an increase in the average price of asngle-family home
from 1996 to 2000 of amost 50%, from approximately $300,000 to amost
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$450,000, a stunning increase but reflective of the skyrocketing red etate values
in the region.

2. Rentals

In order to afford arental unit at the lowest range of $1,000 per month, a
minimum wage worker would have to work 123 hours per week, therefore
requiring two working members of the household and double shifts. The high
rentd represents the going renta for asingle-family home and the average renta
includes arecently sold three-bedroom rental in Bedford Gardens. Rentdl listings
in the Bedford Minuteman include a recently renovated three-bedroom duplex for
$1,450, a two-bedroom apartment for $1,395 at Bedford Gardens ( athree-
bedroom unit at Bedford Gardens would rent for an additional $100 to $150 per
month), and a two-bedroom duplex for $1,300 plus utilities. The proposed 40B
projects of Avalon at Great Meadow and Princeton Properties are projecting
rentals of between $1,700 and $2,100 per month, this rental including project
amenities of apooal, fitness center, community room, etc.

While the censusindicates a count of 916 rentd unitsin Bedford, this figure
includes the military trailers (216 units) and military housing off of Pine Hill

Road (16 units). It dso includes the Bedford Housing Authority projects (100
units), Colonid Village on Roberts Drive (44 units), one boarding house in town
on North Road (22 units), homes with accessory apartments, and the gpartment
building behind Marshds. Thereis great demand for avery limited renta supply
intown and any lisings go fast. Locd brokers typicaly only handle privady
owned unitsin smdl, multi-family structures as the other renta opportunities
typicaly have their own management, waiting lists and screening processes.

3. Mixed-Use Properties

Thereis aprecedent in Bedford for the mix of resdentid and commercid space
as evidenced by Wacott Appliance Store on the corner of Carlide and North
Roads. The four gpartments above the store are reportedly very nice and were
grandfathered in before current zoning. Another owner in the same area has o
created a mixed- use scenario when the Town passed a zoning amendment to
alow mixed-use development in Limited Business Didtricts.

There has been some renewed interest in the mix of resdentia and commercid
uses. For example, the redevelopment of the Blake block isbeing viewed asan
opportunity to creste some affordable housng on acommercid block. The
potentia for developing more affordable housing in amixed- use setting is
sgnificant in Bedford aong the commercid corridors, in industria areasand in
such commercid areas as Depot Park. While thistype of zoning is currently
dlowed in the town’s Limited Business Didtricts, it is dso being consdered for
the town’sindusdtria areas through a proposed Zoning Bylaw amendment. This
amendment proposes that mixed-use in indudtria areas be permitted through the
gpecid permit process overseen by the Planning Board. The draft states that the
amendment “isintended to create mixed commercid, resdentia, and open space
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C.

in areas where the visud and physica dominance of the automobile is made
secondary to pedestrian needs; to encourage pedestrian activity by cresting a
pleasant, rich and diverse experience for pedestrians; to reduce traffic congestion
and air pallution by providing opportunities for retall services, housing and
employment in close proximity; and to encourage the sharing of parking lots and
driveway curb cuts, minimizing the amount of paved parking surface area, and
reducing traffic congestion.” Mullti-family housing isdlowed if at least 25% of

the total number of unitsis affordable to households at or below 80% of area
median income. This amendment is being reviewed by Town committees and may
go before Town Meeting in the spring. Hopefully, it will be gpproved. A copy of
this draft bylaw isincluded in Attachment 4.

Existing Housing Programs, Developments and Services

The town of Bedford has a number of Town Committees and loca organizations thet are
involved in some way in the production or preservation of housing incduding the
following:

1 The Bedford Housing Partnership (Contact: Gene Clerkin, Chairman)
The Bedford Housing Partnership includes the town’s Fair Housng Committee,
Affordable Housng Committee and members at large, appointed by the Board of
Selectmen, to implement affordable housing programs and encourage the growth
of affordable housing in Bedford. 1n 1979 the Fair Housing Committee was
crested to address issues of fairness and equal access with respect to housing
policies and practices. In 1986, an Annua Town Meeting action made Six units
of housing being developed as part of the Shawsheen Ridge condominium project
available as affordable under the Town's definition of 150% of areamedian
income. In January of 1987, the Planning Board gppointed an ad hoc committee
to oversee the sdle of these affordable units. This Committee subsequently
became the Affordable Housing Committee.

In 1991 the Fair Housing Committee and Affordable Housing Committee began
meeting jointly and voted to form a Housing Partnership under the state Housing
Partnership Program, making Bedford eigible for a broader range of state funding
programs. In 1994 the Bedford Housing Partnership began to take action on
specific projects. First came the Bedford Meadows development, a 40-unit
project of moderately priced houses and duplex units, ten of which were financed
to be maintained as affordable over along term. The developers of this project,
CMA Architects, Inc., proposed and built the project under the state’ s L ocal
Initiative Program. The Housing Partnership was designated by the Board of
Sdlectmen to monitor the ownership and resdle of the affordable units.

2. Bedford Housing Trust (Contact: Gene Clerkin, President)

1n 1994 the Housing Partnership incorporated the Bedford Housing Trugt, a
nonprofit organization with its own tax-exempt status, which can receive gifts of
money and other property and expend funds to produce affordable housing. The
corporate membership of the Housing Trugt is drawn from the Housing
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Partnership with non-voting membership open to anyone with an interest in
affordable housing for Bedford. Meetings for both the Housing Partnership and

the Housing Trust are scheduled for the third Thursday of every month a Town
Hall. The Trust Fund that has been created to support affordable housing

activities totded $50,012 as of June 29, 2001 with another $365,000 pledged from
The Gutierrez Company (as part of negotiations with the Town on the

development of their commercid development on Middlesex Turnpike), of which
$25,000 was received on June 25, 2001. Another $200,000 is being earmarked
for the support of affordable housing as part of the negotiations on the AvalonBay
project.

An organization chart of the Housing Partnership, Housing Trugt, Fair Housng
Committee and Affordable Housing Committee is included in Attachment 5.

3. The Bedford Housing Authority (Contact: Linda Gunn, Executive
Director)
The Bedford Housing Authority was established in 1948 to initidly provide
housing assstance to returning veterans and their families who were experiencing
difficulties finding decent, safe and affordable housing. During the last few
decades the Housing Authority has built and now manages 100 units of
government-assisted housing for low-income households who pay 25% to 30% of
the net incomes in rent. The Housing Authority has five members of the board
(one gppointed by the state) aswell as one full-time staff person and three part-
time employees. The Authority manages the following developments:

Ashby Placeland 2

Ashby Place was developed in two phases under the Chapter 667 Program
for state-assisted ederly and handicapped housing. Both phases total 80
one-bedroom unitsin eeven buildings on five acres with acommunity
building. Four of the 80 units are handicapped ble. Theinitid
occupancy dates for Phases | and |1 were June 1969 and June 1974,
respectively. Rentsinclude utilities and are based on 30% of atenant’s net
income. Current income limits for these units are $35,150 for one
occupant and $40,150 for two occupants. Thereisawaiting list of 30
prequaified gpplicants. There were 17 vacancies during the past year.
Bedford residents who gpply for housing in Ashby Place are rardly on the
waiting list for more than one year.

The project provides anumber of specia services and amenitiesincluding
emergency pull darmsin each bedroom and bathroom, Board of Hedlth
nurses for monthly blood pressure clinics, acommunity building for tenant
functions, and Meds on Wheds ddivered daily and twice aweek to the
community building. Other services include the Town van providing daily
trangportation to locd stores and mdls, aweekly ddivery of baked goods
from locd stores free of charge to resdents, a computer available to the
community as well as laundry facilities and alibrary on Ste.
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Elm Street

The EIm Street project was built for returning veterans and their families
through the State’ s Chapter 200 Program. The project includes six, two-
gory duplexes with sx two-bedroom units and Sx, three-bedroom units.
The development was initidly occupied in June of 1951. Current income
limitsfor this project include the following:

Two occupants -- $40,150
Three occupants -- $45,200
Four occupants -- $50,200
Five occupants -- $54,200
Six occupants -- $58,250

During the last year improvements were made to update bathrooms and
kitchens, and roofs will be replaced during the next few years. Tenants
pay 25% of their net income on rent. The waiting list includes 66 families
and is currently closed to new applicants. This past year there were four
vacancies. Services and amenitiesinclude referras to family support
agencies, convenient access to downtown playgrounds and schools, the
desirable locd school system, and a computer available at Ashby Place for
resident use.

20 Railroad Avenue

This project was built through the State-assisted Chapter 689 Program for
specid needs populations and is staffed by the Department of Menta
Hedth. The project has two units, each with four bedroomsto assst eight
individuals. The project wasinitialy occupied in 1993. Specia services
include 24- hour professond management staff, centra air conditioning,
location adjacent to a conservation area, and proximity within walking
distance to local stores.

The Bedford Housing Authority also administers 19 project-based rental subsidies
funded by the gate that are directed to the affordable units a the Bedford Village
development. This subsidy provides a guaranteed flow of rent to make up the
difference from what income-€ligible tenants can pay (based on 30% of their
income) and the rent, based on state guiddines. Additiondly, the Housing
Authority has another three rental subsidies through the state' s Massachusetts
Renta Voucher Program (MRVP). All but one of these rent subsidized tenants
live in Bedford Village, the other rents a duplex in town.

4, The Bedford Community Preservation Committee (Contacts: Cathy

Cordes, Chair, Seve Hanna and Gene Clerkin, Committee Members)
The Community Preservation Committee is the Town's most recent addition to
local governance, charged with the oversight of funds to be raised through
Bedford' s passage of the Community Preservation Fund through a public



referendum on March 10, 2001. Last September former Governor Paul Cdlucci
and current Acting Governor Jane Swift sgned the Community Preservation Act
to provide Massachusetts cities and towns with another tool to conserve open
space, preserve higtoric properties and provide affordable housing. This enabling
Satute establishes the authority for municipdities in the Commonwesdlth to creste
a Community Preservation Fund derived from a surcharge of up to 3% of the
property tax, to be matched by the State based on a funding commitment of
goproximately $26 million annually. Once adopted the Act requires at least 10%
of the monies raised to be distributed to each of the three categories (open space,
historic preservation and affordable housing), dlowing flexibility in digtributing

the mgjority of the money to any of the three uses as determined by the
community. The Act further requires that a Community Preservation Committee
of five to nine members be established that represents various boards or
committees in the community to recommend to the legidative body how to spend
the Community Preservation Fund.

Bedford was the firs municipaity in the Commonwedlth to passthis act and will
be a pioneer in itsimplementation. Bedford has gppointed nine membersto the
Community Preservation Committee, SX representing existing committees and
three a large members. The Committee expects to raise $750,000 from Bedford
tax revenues this year to be matched by gpproximately the same amount by the
dtate next year. Therefore, in addition to the $750,000 raised this yesr, at least
another $1.5 million is expected to be available next year. Bedford choseto
exempt from the 3% surcharge the first $100,000 of property value, families et or
below 80% of area median income, and elderly over 60 years with income at or
below 100% of area median income.

Last summer the Committee crested a Community Preservation Program and Plan
induding short- and long-term housing needs and gods, criteriafor making
funding decisons and a prioritized list of potentid projects with cogts. This
Program and Plan were presented in a public hearing in September and brought to
the specid Town Meeting in October for gpprova. During this Town Mesting
expenditures for the Condo Buy-down and Duplex projects were approved. Itis
the understanding of the Bedford Community Preservation Committee thet all
three-program categories are town priorities and should receive ther fair share of
Community Preservation funding to the grestest extent possible.

5. The Bedford Historic Preservation Commission (Contact: Don Corey,
Chairman)

The Bedford Historic Preservation Commission includes seven members

appointed by the Board of Selectmen to preserve, protect, develop and manage the

town's historical, archeologica and culturd assets. The Commissonis granted

the authority to accept contributions, enter into contracts and acquire property of

historic significance to further its misson. Priority projects for the Commisson

indude:
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The acquistion of severd parcels rdated to the Wilson Mill property
induding the raising of funds to support an gpplication for Nationa
Register designation and the preparation of a historic landscape
preservation plan.

The gpplication and award of State funding to renovate the exterior of the
Old Town Hal and afeasibility sudy for the restoration of the property to
public use.

The completion of a project to photograph al property built prior to 1905
containing 800 pictures of approximately 280 historic properties available
inthe Public Library.

The execution of improvemerts to the Job Lane House and barn to better
preserve the property.

The planning for the redevelopment of Depot Park including an
goplication to be submitted for alisting in the National Register of

Historic Places.

The gpprova of azoning amendment to offer tax incentives for owners of
historic properties to substantialy restore their properties.

The updating of documentation regarding approximately 100 historic
propertiesin the Old Bedford Center Historic Didtrict.

6. The Bedford Conservation Commission (Contact: Elizabeth Bagdonas,
Director)
Members of the Conservation Commission are gppointed by the Board of
Sdlectmen to oversee the protection of wetlands, waterways and floodplains and
to acquire and maintain open space for the protection of natura resources and the
enjoyment of resdents. Regulations require review by the Conservation
Commission of dl proposed developments within 100 feet of wetlands, water
bodies, waterways and floodplains, and within 200 feet of perennid streams and
rivers. The Commission also proposes the purchase of conservation land,
executes these purchases, and oversees the maintenance and use of these lands.
Maps of conservation areas and areas of conservation interest are presented as
Attachment 6.

7. The Bedford Council on Aging (Contact: Carolyn Bottum, Director)
The Bedford Council on Aging provides awide range of housing services and
recregtional programs to seniors in Bedford through the Town Center to maintain
and increase the independence of Bedford's 3,000 residents who are over the age
of 60, 23% of the total population. The organization aso provides assistance to
family caregivers and promotes an interdependent multigenerational community.
Specific services include coordinating in-home services, educating the community
about aging, offering on-Site health services and screenings, creating volunteer

and employment programs for seniors, providing individud counsding, and
offering socid and recreationd activities.

In regard to housing, taff is available to provide eders with housing assistance,
particularly in their attempts to secure dternative housing options in Bedford.
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Through its interaction with seniorsin regard to housing, the Council on Aging
has observed the following housing issues for locd seniors:

One-third of the aredl s senior citizens have incomes of less than
$20,000 versus 3% for younger households;

Mog of Bedford' s eders live in single-family homesthat are among
the older properties in the town, many with deferred maintenance
needs,

Ashby Place, an 80-unit senior housing project managed by the
Bedford Housing Authoarity, isthe only affordable housing project for
seniorsin town;

Many of the area s older residents are experiencing greet difficulty in
living on ther fixed incomes, finding it increesingly chdlenging to

pay their basic living expenses, including the costs of food, taxes and
utilities;

There has not been sgnificant interest in reverse equity financing,

home sharing and in-law gpartments (these are now lega under current
zoning) to provide some housing options that make remaining in their
homes more affordable to seniors,

The Bedford Loca Transport van has been a great service to seniors
who do not own cars or who are no longer able to drive as most elders
do noat live in waking distance to local shops and services,

Increasing numbers of younger families are bringing their parents to
Bedford but are finding it difficult to maintain their parentsin ther
homes or to locate dternative living options in town;

Thefrall ederly are encountering problems remaining independent

and cannot find reasonably priced asssted living optionsin town —
facing amoveto fadlitiesin Billerica or Burlington, for example. The
more expensve Carleton Willard Village on Old Billerica Road is
unaffordable to most locd seniors and waiting ligts involve atwo-year
wait.

A sizable number of resdentsin the Ashby Place project could benefit
from more supportive services including more ble housing units
on the second floor, increased parking and more accessible laundry
fadilities

There are 3,000 Bedford residents over the age of 60, and the Council
on Aging received 550 requests for services related to housing last
year done.

There are 600 seniors living on the VA property and Carleton Willard
housing, leaving 2,400 seniorswho are living in the rest of the
community and who are likdly to require some change in their housing
needs in the future.

The bottom-lineisthat Bedford's senior citizens need more housing thet is more
conducive to therr life styles and specia needs, including proximity to loca shops
and services.
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8. Other Housing Organizations

Save Bedford isaloca advocacy organization that developed in an ad hoc fashion
in response to the Princeton Properties’ Chapter 40B comprehensive permit
proposa. The organization believes that the recent Chapter 40B proposals would
be extremdy problematic for the entire town, not just those who live close to the
Avaon Bay and Princeton Property Sites. Save Bedford contends that the
location and dendty of these projects would degrade nearby conservation areas
and would be athrest to public safety given the Sgnificantly increased traffic
congestion. The organization supports efforts that would help the town mest the
state mandate that at least 10% of the housing stock be affordable to low- and
moderate-income households, but in away that is ecologically sound.
Consequently, Save Bedford supported the passage of the Community
Preservation Act so that the town would have available resources to create
affordable housing opportunities that support loca needs based on sound planning
principals regarding the scale and location of such housing. (Contact: Rachel
Field)

Citizens for a Sensible Approach to Housing is an informa organization thet was
crested in response to the application by Avaon Bay to build aresidentia
development project through the comprehensive permit process. The group
prepared and disseminated information about the project, hired an attorney, and
took an editoria position in loca newspapers. The group has worked with the
developer and Town over the past severd yearsto try to insure that if the project
cannot be stopped, it at least will be more respongve to the immediate
neighborhood and town in generd. The organization continues to meet monthly
to oversee new developments with the Avalon Bay project as well asthe other
proposed comprehensive permit project, Princeton Properties, and continuesto
provide testimony & public forums. (Contact: John Wiliszowski)

D. Existing Privately Managed Housing Developments That I nclude Affordable
Housing

Those projects that are managed by the Bedford Housing Authority, described above, and

the projects summarized below, with the exception of Shawsheen Ridge, currently make

up the town’s affordable housing inventory of 210 units that are counted by the Sate as

progress towards meeting the 10% affordable standard established under Massachusetts

Genera Laws Chapter 40B.

1 Bedford Village

Bedford Villageis a private development built in the 1970's on Dunster Road as
part of a comprehensive permit that was financed by the Massachusetts Housing
Finance Agency, making dl 96 units affordable under the state definition and
providing asizable portion of the town’s affordable housing inventory. The
project includes 24 low-income units, 48 moderate-income units and 24 market
rate units, primarily for families Bedford Village was desgned asasmdl
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community with townhouse-style gpartments. The rental agreement that keeps
the units affordable is due to expire in 2018.

2. Shawsheen Ridge

In September of 1986, John Callahan, a Trustee of Meadowbrook Redty
Asociates, and Michad Calahan and William Callahan applied to the Bedford
Planning Board for aspecid permit to congtruct a planned resdentid
devdopment (PRD) on a 10-acre site known as 45 Shawsheen Road. Builtin
1987, the project involved the development of 36 townhouse-style unitsfor sale
as condominiums as well as the preservation of seven acres of open space. The
developer also proposed to set-aside sx of these units as affordable, having this
affordability managed through perpetuity through the Town of Bedford. In fact
these Sx affordable units became the motivating force for forming the Town's
Affordable Housng Committee that shortly after evolved into the Bedford
Housing Partnership. The affordability of these Sx unitsis targeted to those
earning within 150% of the area’ s median income. Recent sales of the market
units ranged from $229,000 to $245,000 for the two-bedroom units and more than
$400,000 for the three-bedroom units as opposed to the affordable units that
would now sdll for approximately $140,000, currently within the means of
someone earning less than $105,000 ayear. Unfortunately, a the time of this
development the state had no mechaniam in place to alow affordable units,
created without state or federa subsidies, to be counted as part of the 10%
sandard. Subsequently, the state established the Local Initiative Program that
would dlow units that are made affordable through internd subsidiesto be
counted if they are processed through a comprehensive permit and receive DHCD
gpprova and technica assstance.

3. Old Billerica Road

The Old Billerica Road project is afour-unit renta development for those with
gpecid needs. The Massachusetts Department of Housing and Community
Development subsidized the project through their Housing Innovations Fund.
Former Housing Partnership member, Chuck Howard, coordinated the
development of this project in the early 1990’ s, and the project is owned and
managed by the Cooperative for Human Services based in Maden. All four of
the units count towards the state-defined affordable housing inventory in Bedford.

4. Bedford Meadows

Bedford Meadows is an award winning homeownership development

characterized by cluster housing of variable design, winding roads, and extensve
open space. The project was developed and designed by the Conant Welch Group
through a comprehensive permit and the Massachusetts Department of Housng

and Community Development’s Locd Initiative Program. Ten of the forty new
homes are set-aside as affordable, to be sold to first-time homebuyers earning no
more than 80% of median income (currently $52,500 for afamily of four). The
market rate homes were priced to be targeted to those earning up to 150% of
median income ($105,000 for afamily of four by today’s sandard). The project
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E.

islocated off of Carlide Road and was developed in 1995. The project focused
on moderately szed homes in five unique architecturd styles. The 26-acre parcel
borders the Greast Meadows Nationa Wildlife Refuge and Town Conservetion
Land making the Ste fed secluded in the woods while only two miles from Town
Center.

Proposed Housing Developments

The projects summarized below involve either comprehensive permit goplications that
are currently before the Town for review or projects that the Housing Trust has been
actively pursuing within the last year.

1 The Village at Concord Road

The Brown family is proposing to build amixed renta and homeownership
project on a six-acre wooded parcel owned by the family between Concord Road
and the Town-owned railroad bed, desgnated as afuture biketrail. Theinitid
proposa was submitted in 1997, and the Brown family has been working with the
Housing Partnership over the past severd years to fine-tune the proposal and
secure the necessary approvas. The project will be developed through a
comprehengve permit and the state' s Department of Housing and Community
Deveopment’s Locd Initiative Program. Eight for-sale homes are proposed as
well astweve rentd units located in Sx duplex townhouse structures on the
fringes of the dte. Two of the eght single-family homes and three of the twelve
renta unitswill aso be set-aside as affordable, targeted to those earning up to
80% of median income. It is currently estimated that the two affordable sngle-
family homes will sdll for $125,000 and the three affordable renta units will be
rented for $950 per month. The affordable units will be scattered throughout the
development with subgtantially Smilar design and amenities. Additiondly, the
developer will market the units to those aged 55 or over, dthough there are no
restrictions regarding the ages of othersliving in the units. Thisfocuson a
maturing population was in response to the preferences of abutters.

The project design involves an average unit dengty on the Site of 3.1 units per
acre or an average of 13,787 square feet per unit. An entry into the site will be
aigned with Ten Acre Road and will proceed straight and then curve around to
run pardld with the old raillroad bed. The housing will be setback from Concord
Road, and there will be substantiad maintenance of existing treesaswell as
landscaping and fencing to provide a visua buffer between the projects and
abutters. The gteislocated only one mile from Town Center. The attractive mix
of homeownership and rental housing as well as mix of incomes served, will
provide for some of the continuing needs of Bedford' s seniors, and 14 of the 20
units will be counted towards the state' s 10% standard (two of the for-sde units
and dl 12 rentd units).
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The developer submitted its gpplication to DHCD for gpprova to participate in
the state’s Locdl Initiative Programt*, and DHCD has visited the site and does not
expect any problemswith the LIP application. However, an appraisa isrequired
by the date that the developers are in the process of securing. The project il
requires the approval of the Zoning Board of Appedls and the Conservation
Commission. Itislikely that The Minot Group out of Acton, MA will be brought
on as the Generd Contractor. The plansinvolve modular construction produced
through New England Homes, Inc.

2. Avalon at Great Meadows

The Sunday, July 22, 2001 New Y ork Times included a piece entitled,
“Deveoper Has Law In Its Toolbox”, to highlight how AvaonBay uses
affordable housing laws to gain entry into affluent suburbs. The article mentioned
that AvalonBay was the third largest Red Edtate Investment Trugt (REIT) inthe
country and the largest resdentia REIT in terms of capitaization, which totas
$5.5 hillion. The article emphasizes how its degp pockets enable the company to
bear the legal codts of pursuing its gods, induding any litigation, building new
rentd housing that includes some amount of affordable housing in “high barrier to
entry” towns — well-off suburbs that have the wherewitha and the municipd
muscle to keep out unwanted development. The company uses affordable
housing laws such as Chapter 40B in Massachusetts and Connecticut’ s Affordable
Housing Law.

And AvaonBay has come to Bedford; with a 139-unit comprehensive permit
gpplication for Avaon at Grest Meadows. The origina proposd included 144
unitson a 9.4-acre parcel. Negotiations with the town reduced this number to 128
units. The developer subsequently acquired site control over an adjacent 19.5-
acre parcel that, while mostly wetlands, enabled the devel oper to reduce the
overal project density and increase the total number of unitsto 139. The Housng
Partnership has aso promoted upgraded building materias and appliances as well
asthe in perpetuity rental of 100% of the units, in perpetuity affordability for 25%
of the units, and the prescribed mix of unit affordability reflected equaly

throughout the various building types and unit mixes.

The project’s comprehensive permit was submitted to the Bedford Zoning Board
of Appealson January 17, 2001. During the public review process severa issues
related to density and traffic were raised. The developer hoped that the addition
of the abutting property would resolve some of these local concerns such as the
relocation of the main entry into the project from Davis Road to Concord Road
and the decrease in the project’ s overal dengity from approximately 13 units per

* The Massachusetts Department of Housing and Community Development initiated the Local Initiative
Program (LIP) in 1990 to provide technical assistance to communities that are working with developersto
produce affordable housing without state and federal subsidy programs. It was created to promote greater
coordination and cooperation between devel opers and municipalities under the state’ s Chapter 40B
comprehensive permit law in communities with less than 10% of its housing stock reserved for low- and
moderate-income households (incomes up to 80% of median income).
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acre to about 6 units per acre while dlowing increased setbacks to the abutters
and wetlands. The Zoning Board of Apped's requested independent traffic and
drainage studies on the revised configuration and requested input from the various
boards involved in the review of the application. The traffic consultant stated
during arecent ZBA hearing that there were problems locating one main entrance
to the project on Concord Road and that the project should create another main
entry on Davis Road. The ZBA met again on January 10, 2002, and it approved
the comprehensive permit dlowing three market rate house lots on Petricia Circle
and requiring two roads with an entrance/exit onto Concord Road and an exit only
onto Davis Road through ether one of the subdivided house lots or Patricia
Circle. The developer will dso be required to commit $200,000 for off-site
affordable housng.

The Avadon a Great Meadows project involves a combination of garden
gpartments and townhouse-gyle units. The garden gpartment units on the origind
9.4-acre Ste have amix of one- and two-bedroom units, 48 and 32 respectively,
totaing 80 units of which 20 will be affordable to households earning up to 80%
of median income. The townhouse units on the origina Ste include 36 two-
bedroom units and 12 three-bedroom units, once again 25% or 12 of the 48 units
to be priced as affordable to those earning within 80% of median income. The
new 19.5-acre parcel will incdlude an additiona 11-townhouse Structure. Itis
expected that the developer will rent the market rate units for $1,700 to $2,100 per
month. Basic amenitiesinclude a pool, arecycling/trash compactor center and a
clubhouse featuring a fitness center, function room and leasing office.

3. Princeton Properties

During July 2001, Princeton Properties submitted a comprehensive permit
goplication to the Town for the development of 258 unitsin eeven, three-story
buildings on a Site located off Concord Road just before the intersection of Davis
Road, across the street from the Lutheran Church. The proposed site consists of
gpproximately 55 acres of which dmost 17 are wetlands. Current site density is
5.27 units per acre and 8.04 units per buildable acre. The unitswill bein excess
of 1,000 square feet, with 90 one-bedroom units and 168 two-bedroom units,
including 23 affordable one-bedroom units and 42 affordable two-bedroom units,
in total 25% of the tota number of units as required by the comprehensive permit.
Site amenitieswill include afitness center, a business center, and an outdoor pool.
The devel oper anticipates the units leasing for between $1.75 and $2.00 per
square foot or up to $2,000 per month for a 1,000 square foot apartment. The
developer expects to market the units primarily to working professonas and
empty nesters.

The developer initidly approached the Town regarding the possibility of
developing the project through the stat€' s Loca Initiative Program, a
nonadversaria version of the comprehensive permit. The Board of Selectmen not
only decided againgt the Local Initiative Program route, but it also contended that
the developer does not have legal access to the site based on research by Town
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Counsd. The site was once aworking farm that has been separated from Concord
Road by anarrow trail the Town acquired from the Boston & Maine Railroad

after train service was terminated dmost a haf century ago. The developer
proposes to obtain access to the Site over this Town-owned railroad bed. Town
Counsdl contends that the developers do not have the right of access, and the
Town hasfiled a declaratory statement to this effect in State Land Court. The
Zoning Board of Appeds, the sole permitting authority under the comprehensive
permit process, heard the case on July 26, 2001, and it stated that the issue of right
of access must be resolved before it can formally review the comprehensive

permit application.

4, Veterans Administration Housing — Village at Sorings Brook

The Bedford Housing Trust obtained a grant from the Massachusetts Housing
Partnership Fund (MHP) to support consulting services for the development of an
estimated ten renta units on the Veterans Adminigration (VA) Hospital Grounds.
Built in 1928 initidly as a Soldiers Home before the advent of the Gl Bill and the
Veterans Adminigration in 1952, the VA is one of the largest landownersin town
and manages approximately 180 acres of federaly owned land. It dso hasa 304-
bed nursing home (100 beds for Alzheimer patients), 40 beds of transitional
housing for homeless veterans, a hospita with up to 2,000 discharges annudly,
outpatient treatment centers that accommodate amost 12,000 veterans a year, 16
units of housing for employees, a $10 million research facility, and a centralized
mail order pharmacy. The VA employs 1,000 people and benefits from a multi-
use gymnasum, a nine-hole golf course and considerable conservation land.  The
VA has severd stes suitable for affordable housing development and has
expressed awillingness to work with the Housing Trug, leasing a Site for 45 years
or so for the purpose of producing affordable housing. Becausethelandis
federdly owned it is not restricted by Town zoning but requires federa review of
any contract of more than 3 yearsin duration.

The Housing Partnership has been working with the VA on a 1.2-acre Site that
currently includes aparking lot and fidlds. With MHP technica assstance

funding the Housing Partnership has hired a consultant to prepare a business plan
that will describe the development of housing on this Site, referred to asthe
Village a Springs Brook. Of the ten renta units under congderetion for this
development, &t least four would be financed as affordable. Financing for the
project is expected to include a Cambridge Savings Bank construction loan and
the Massachusetts Housing Partnership’ s enhanced Permanent Plus Program. The
Community Preservation Fund has been identified to provide necessary gap
financing in a projected amount of $300,000.

5. Veterans Administration Housing — New England Shelter for Homeless
Veterans SRO Project

The VA has been working for dmost four years on the development of 60 units of

Single Room Occupancy (SRO) housing with the New England Shelter for

Homdess Veterans. The VA is able to negotiate with the organization on asole
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source basis, without the need for a competitive bidding process, because it isan
affiliated organization. The project’s business plan has been gpproved, and the
developer is awaiting fina gpprova from the Massachusetts Housing Finance
Agency on its federdly insured financing.

6. Duplex Conversion Project — Duplex Housing Task Force

The recommendation that the town explore the option of purchasing a two-family
home, making the necessary improvements and converting it to affordable
condominiums has been discussed over the years. 1n the spring of 2000, however,
the Housing Trust designated a Duplex Housing Task Force to coordinate the
necessary arrangements to make this purchase/rehab project a redlity, acquiring its
first housein 2001. The Task Force envisons this project as not only ameansto
create more affordable housing in town, but aso as away of building community
around the issue of helping others.

To date, more than $25,000 has been raised from community donations, and the
Bedford Housing Trust committed another $25,000 from an advance of the
$365,000 commitment made to the Housing Trust by The Gutierrez Companies as
part of the negotiations for the development of their 79-acre commercia project
aong the Middlesex Turnpike. Thisfunding will be used for the down payment

to acquire atwo-family house. The Town isadso conveying an undersized Town-
owned vacant parcel a 9 Houlton Street to the Housing Trust to be used as
collatera in obtaining project financing. The Duplex Task Force anticipates
sdling each condo to families qudified a 80% of area median income. Assuming
aproperty acquisition price of $350,000 and development costs of $225,000, there
isatota of $575,000 in project costs. With a combined sales price of $237,560,
there isagap of dmost $337,440, or $168,720 per unit requiring gap financing
from avariety of possible sources such as DHCD, the Gutierrez commitment, the
Federa Home Loan Bank Board and the Community Preservation Fund.

The Task Force should be in pogtion in the very near future to acquire its firgt
two-family house. A likdy source of two-family units is Bedford Gardens,
however, the Task Force will look throughout the town for the best ded it can
negotiate.  Certainly the acquisition of a number of properties packaged in one
development project should be consdered in the future.

7. Blake Block

Planning is underway for the rebuilding of what has been referred to as the Blake
Block, located on Great Road between Springs and Fletcher Roads. A plan for
the redevelopment of this property was brought before Town Meeting this past
March, where it was denied by avery smdl margin. While most Bedford
residents perceive aneed to improve this block, debate continues over the size and
overdl character of any redevelopment effort. The owners of the property, Bruce
and Dotty Blake, are currently considering aternative development plans, and
representatives from the Town and abutters had been meseting regularly to cometo
some agreement on the design and scale of the project and regulatory process.



F.

However, these meetings have ceased due to alack of progress. The committee
had explored severd regulatory Strategies. Firdt, the entire property, including the
wooded lot, parking and building would be rezoned through one approval process.
The new building development dong Great Road would include commercid uses
on the ground floor with housing above, including affordable housing. The

second alternative is to process the project in two parts, with commercia on the
front part of the ste and housing on the rear, to be developed through a
comprehendve permit dlowing somewhat higher density.

More recently, the Blakes have proposed another project involving the
resdentialy zoned 25,000 square foot parce that they own along Springs Road
behind their commercid building. The Blakes are proposing twelve to sSixteen
units of rental housing in one building, reminiscent of an old inn. The project
would be processed through the Loca Initiative Program (L1P) with an affordable
component and market rate rents below typical market rents for new rentd units.

8. East Village (Great Road and Lane Avenue)

Another recent project has been proposed as a potentid comprehensive permit
through the Loca Initiative Program (LIP) located at Great Road between Lane
Avenue and Loomis Street. This Ste, due to its proximity to transportation and
other services dong Great Road, has been explored as a possible affordable
housing option a number of timesin the past. James Barr recently purchased the
property for development of a single-family home for which the parce is zoned.
However, Mr. Barr discovered that the project was infeasible for single-family
development given the relatively high acquisition price. He subsequently
prepared a conceptud plan for the development of Six condominium units on Site
and presented these plans before the Bedford Housing Trust, looking for feedback
and someindication of support through LIP. The Housing Trust offered its
genera support for the project and further suggested that Mr. Barr look into
increasing the density somewhat. Based on eight new units of housing, at leest
two would have to be affordable and would be digible for incluson in thetown's
affordable housing inventory.

Regulations and Permitting

Zoning isthe principd tool that municipalities use to control land use and development.
Bedford's Zoning Bylaw divides the town into 10 classes of property including the
fallowing:

Residential Districts
Residence R
Residence A
Residence B
Residence C
Business Districts
Limited Busness (A)
Generd Business (B)
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Commercid

Industrial Districts

Indugtrid (B)

Industria Park (A)

Conservancy District

Flood Plain/Wetland Didrict (an overlay district whose boundaries and
regulations are superimposed on the Resdentia, Business and Indudtria Didricts)

The location and boundaries of these digtricts are shown on the Town's Zoning Map and
each digtrict hesits own building requirements. See Attachment 7 for the Dimensiond
and Use Regulations for each digtrict.

The Bedford Zoning Bylaw has a number of provisons that are conducive to affordable
housing deveopment including the following:

Accessory Apartment Bylaw

The Bylaw defines an accessory gpartment as a second dwelling unit located
within a structure congtructed as a single-family dwdling, subordinate in Szeto
the principa dwelling unit and separated from it in amanner than maintains the
appearance of the gtructure as aone family unit. The Bylaw dlowsthe
development of these accessory units as-of-right if they meet certain requirements
(i.e., building permit required, only one accessory unit per property, the accessory
unit can not exceed 30% of the gross floor area of the entire property, the property
must be at least 1,800 square feet including the basement, the accessory unit must
have no more than two bedrooms, the unit must be connected to public water and
sawer, there must be an enclosed stairways to maintain the appearance of the
angle-family home, and at least two off-street parking spaces have to be available
for the principal dwelling and one for the accessory apartment) to increase the
number of smdl renta units in town, to increase the range of housing choicein
town, to encourage greater diverdty of the population with particular attention to
young adults and senior citizens, and to encourage a more economic and energy-
efficent use of the town’s housing supply while maintaining the appearance and
character of the town’s Sngle-family neighborhoods.

Cluster Zoning Provision

Section 8 of the Zoning Bylaw pertains to cluster development thet is dlowed by
gpecid permit from the Planning Board for a pattern of land development thet is
an dternative to the standard subdivision permitted in Residentia Didtricts.

Cluster development is intended to encourage the conservation of open space and
the efficient use of land in harmony with its natura features. Consequently, parts
of the development Site tend to have greater dendty than what is dlowed for a
typica subdivision, somewhat improving the economies for affordable housing.
Clugter zoning is dlowed upon asingle tract of land that has an area of not less
than five times the minimum lot area of the zoning didrict withinwhichiitis
gtuated. The parce must dso be under one owner. The number of units
permitted must not exceed the larger of the number of unitsthat could be built in a
standard subdivision or the number obtained by dividing the totd area, exclusve
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of flood plain or wetlands, by the minimum standard lot Sze permitted in the
zoning didrict. Only sngle-family detached homes are dlowed. Common land
must include at least 25% of the land area of the Site and no more than 50% of the
common land can be Situated in aflood plain or wetland. A greenbdt isaso
required that restricts development within 50 feet of the boundaries for the tract.
Planned Residential Devel opment

Planned Residentid Developments (PRD) are dlowed by Section 9 of the Zoning
Ordinance with many of the same provisons of the cluster development but
alowing for a greater mixture of housing types a somewhat greater densities than
what is permitted in the Residentia Didtricts and cluster developments. The
number of permitted unitsis calculated by dividing the area of the Site, exclusive
of flood plain or wetlands, by the minimum standard lot Szeincluded in the
zoning digtrict. However, this dendity can be increased by 15% by conveying to
the Town land that is not within the PRD tract but in private ownership and
unencumbered by any redtriction. Dendty can aso be doubled if 50% of the
additional units, but not less than 10% of the totd unitsin the PRD, mest the date
affordability requirements under the Locd Initiative Program induding being
affordable to those earning at or below 80% of median income and subject to deed
resrictions to insure affordability in perpetuity. Only single-family units and
accessory units are dlowable.

Commercial Mixed-Use Provision

The Zoning Bylaw dso dlows resdentid development in Limited Business
Didtricts under site plan approval.

Industrial Mixed-Use Provision

The Town Planner has drafted a zoning amendment that alows housngin a
mixed- use stting, including affordable housing, in indudtrid didricts. The draft
dates that the amendment “isintended to creste mixed commercid, resdentid,
and open space in areas where the visud and physica dominance of the
automobile is made secondary to pedestrian needs; to encourage pedestrian
activity by creating a pleasant, rich and diverse experience for pedestrians, to
reduce traffic congestion and air pollution by providing opportunities for retail
services, housing and employment in close proximity; and to encourage the
sharing of parking lots and driveway curb cuts, minimizing the amount of paved
parking surface area, and reducing traffic congestion.” Multi-family housng is
dlowed if a least 25% of the total number of unitsis affordable to households
earning at or below 80% of area median income. The draft amendment dso
includes language regarding affirmative marketing requirements and resde
redtrictions to maintain affordability in perpetuity. Thisamendment is being
reviewed by Town committees and is dated to go before Town Meeting next
goring. A copy of thisdraft bylaw isincluded in Attachment 4.

The Town Planning Board regularly revises the Zoning Bylaw keeping it current with
market conditions and new needs as they arise. For example, the Town Planner is
interested in working on an ordinance for the development of Over 55 Housing, dso
referred to as Senior Residentia Devel opments.
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Another regulation relating to affordable housing is Article 39 of the Town’s General
Bylaws This regulation requires that a minimum amount of land be reserved by the
developer for purchase by the Town for affordable housing purposes as a condition of
gpprova for new residentiad subdivisons. This regulation requires that at least 10% but
no less than one-haf acre of the buildable area be reserved for housing purposes, the
location of thisland to be determined by the Planning Board. Alterndively, the
developer may elect to enter into a partnership agreement with the Town to build
subsidized and/or affordable housing units on the Site or provide an dternate cash
contribution to the Town or to a nonprofit housing ass stance corporation or trugt,
designated by the Board of Selectmen in lieu of payment to the Town to support
affordable housing sewhere. This cash contribution is caculated by multiplying $5,000
times each buildable acre or afraction of the entire proposed subdivison. There has not
been land acquisition through this regulation as it requires payment of the full market
vaue of the property as well as Town Meseting approva. However, the Town did receive
a cash contribution for one particular project.

Building permits provide another regulatory tool for the town to control development,
insuring that al new property development and improvements comply with the state’'s
building code. During the last severa years there have been some new trends regarding
building activity in Bedford. First, due to the escalaing costs associated with purchasing
property, an increasing number of residents are opting to expand their current homesin
the form of an additiona story or wing, to avoid the high purchase prices of “buying up”
in the community astheir families grow. Second, properties have been acquired followed
by requests to demolish the existing homes and replace them by much larger houses.
Thistrend is occurring in other affluent towns in the Boston area— a part of the
“mangonization” of the suburbs. There have been less than a dozen “tear downs’ to date
in Bedford, however, there is growing concern that this trend might escaate given the
experience of nearby towns. Third, this“mansonization” processis aso occurring in
subdivision development as evidenced by the new residentia areas of Page Hill, Sweeney
Ridge and the revolutionary area off of Davis Road, with home prices of well over $1
million. The first home that was priced over $1 million was permitted in the early 90's
for over $700,000, but it included more than seven acres of property. These new homes
are built on much smaller stes, each relatively close to adjacent homes. Fourth,
presumably due to the steep increases in property values and fewer Site options, the level
of residentid permitting activity is down from prior years. The crisis of September 11
might keep thislevel depressed &t least through the near future. While building permit
activity for new home development was upwards to 91 permitsin 1994, only 17 such
permits were processed in fiscal year 2001 (July 2000 to June 2001) and an additiond 77
permits were directed to new home additions.

The Town can process building permit applications within aweek to ten daysif it

receives a complete application. Because time is money when development is concerned,
the quick processing of Town permitsis helpful when cregting affordable housing.
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G. Property Inventory

There have been severd effortsto identify properties gppropriate for housing

development over the last severa decades. The 1986 Bedford Housing Plan listed
possible affordable housing sites and these “ Sites for consideration” are included as
Attachment 2 of this Comprehendve Affordable Housing Plan. Specific devel opment
proposals were o offered for four of the Sites, three of which have been subsequently
devel oped as market rate housing including Otis Street/Highland Avenue, Davis
Road/Notre Dame Road/L aurie Lane/Karen Drive, and Selfridge Road. Another Site,
Great Road/Springs Road/H etcher Road is now being considered for devel opment as part
of the Blake Block.

In 1989 the Bedford Housing Authority hired a consultant, the Mount Vernon Group, to
prepare aHousing Site Inventory.  This project involved an assessment of publicly and
privately owned stes for potentia development by the Housing Authority. Through a
process of eimination, 34 properties were identified that gppeared to have the grestest
potentia for state-sponsored housing. Ultimately 20 properties were andyzed and
classfied according to the following characteristics — utilities available, zoning, wetland
impact, street frontage/access, genera topographic character, neighborhood
characterigtics, ownership and a preliminary visud ingpection. There is some overlap
between this list and past and future lists of potentid affordable housing devel opment
gtes.

In the mid-1990' s the Housing Partnership undertook a cursory review of potential Sites,
reviewing the status of a number of potentid parcels. Also, the current draft
Comprehensive Plan proposes that the Town purchase alarge parcd of land that is
privately owned with a Ch. 61 agricultural rediriction, located near the Gutierrez parcel
to be developed through the Chapter 40B comprehensive permit process.

Most recently a committee of the Housing Trust evauated awide range of potentia
affordable housing development sites. Starting with alist of developed and undevel oped
stes from the Town Assessor’s Office, involving 400 to 500 parcels, the committee
began to hone-in on parcels that were owned by the Town or privately owned but had at
least 100,000 square feet, arriving at approximately 178 parcels. These stes were further
asessed as to whether they were buildable in consideration of wetlands or other
environmenta or physical problems. Findly the committee listed dmost 80 properties
and ranked them in the order of how promising they were for potentia affordable housing
development. In addition to providing parcel numbers, locations, ownership, and square
footage, these gtes are coded in the following manner:

P1 — Most promising Sites,

T — Time sengtive (requiring somewhat quicker action),

O — With open space possihilities,

P2 — Promising Sites with some problems/somewhat promising,

| — Need more information (i.e., wetland satus), and

L — Long-term potentia due to arange of issues concerning ownership and
current use.
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To begin to focus on actud gtes for development, this Comprehensive Affordable
Housing Plan proposes priorities regarding the Site selection process. In addition to a
focus on Town-owned property, another sgnificant cavest to this priority sysem —an
extremely important consderation with respect to affordable housing development — is
the Site's proximity to trangportation and services, thus focusing development close to the
magor trangportation and commercia corridors and mitigating some of the effects of
additiond traffic congestion associated with any new development.

Priority One: When searching for the most feasible Sites for affordable housing
development, priority consderation should be given to Town-owned property.
Because property values have skyrocketed, the subsidy associated with free land
isincreasngly important to making units affordable. Thisis particularly true for
the more affluent suburban communities, like Bedford, which are encountering
greater chdlenges in securing state and federd subsidy funds to promote unit
affordability than other communities with higher concentrations of poverty and
poorer housing conditions. The contribution of municipa property for affordable
housing development is viewed extremey favoradly by government agenciesin
meaking funding decisons, the land contribution consdered asamgjor local
commitment to project financing. Town-owned parcels for serious consderation
indude:

190 Springs Road — This parcel isaso listed as P-2 (somewhat promising)
asit includes the DPW garages, has wetlands and an unbuildable knall.
Nevertheless, because of its size, 355,000 square feet, the Town should
thoroughly review the potentid for new housing development. The

property also has adeed redtriction requiring recrestiond use that would
have to be reversed through a string of locd, state and federd approvals.
34 Fayette Road — This parcd was listed as only somewhat promising by
the Land Evauation Committee of the Housing Trust asit isrdatively
amall, 30,517 square feet, and is currently being used for a playground.
447 Concord Road — As part of the 1989 Housing Authority Inventory, the
Massachusetts Historic Commission was asked to ingpect the site for
potentia Native American artifacts. This Ste vist wasinconclusve,
athough the Commission indicated that it looked like some of the land

had been disturbed long ago for some reason. The parcel, with 191,664
square feet, has limited access to Concord Road and dopes down from
Concord Road quite abit. It isalso wet at the rear of the property along
the railroad bed. Nevertheless, the Ste shows quite a significant potentia
for development, particularly if combined with 445 Concord Road that is
currently on the market. The addition of this adjacent site not only adds
land to accommodate more units, but aso improves the access to Concord
Road and the existing sawer line. Thereis an old house on 445 Concord
Road. It would be useful to secure afurther evaluation of the possble
archeological implications of the Site as soon as possible.
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131 Shawsheen Road — Thisisalarge parcd that was aformer sand and
grave pit. While there have been discussions of the needs for cemetery
expanson land and watershed protection, a portion of the site would be
ided for housing.

15 Pine Hill Road — This site (145,926 square feet) abuts the Town-owned
property at 190 Springs Road and also may have a consderable amount of
wetland. Becauseit is Town-owned dl efforts should be made to review
its potentid for affordable housing production.

70 Pine Hill Road — The Town purchased this property severa years ago
and placed a 15-year development restriction onit. When thisregtriction
expiresin 13 years, the Town should sirongly consder conveying it for

the purposes of affordable housing.

It isimportant to recognize that Town-owned land is extremey limited and each
of the Steslisted above includes arange of specid issues that make development
problematic whether it be the amount of wetlands, development restrictions,
competing plans for development, other existing uses on Ste, archeologica
sgnificance, access problems, and other geographic chalenges. Itislikely that
any of these steswill take a concerted amount of time and attention to resolve
difficult technica obstacles and attract necessary community support before they
can be made available, if a al, for new housing developmen.

Priority Two: Those properties identified as most promising by the Housing
Trust (coded P-1) but not owned by the Town of Bedford are listed below.

Property 1 (Village at Springs Brook) — Currently a parking lot and field
owned by the Veterans Adminigtration, this 1.2-acre parcd isbeing
planned for mixed-income renta housing with financing from the
Massachusetts Housing Partnership Fund. See Section 111.E.4. for detalls.
Property 2 — This property involves two contiguous Sites, one with
gpproximately 235,000 and another small lot of 26,000 without any
exiding buildings. The Housing Trust should contact the ownersto
indicateitsinterest in potentialy purchasing the parceds with the intention
of building housing. Depending upon the owners response, the Trust
might propose an arrangement to give the Trugt the right of firg refusa
when the owners decide to .

Property 3 — This privately owned property includes an historic house, a
large barn and open space that could potentialy accommodate dl three of
the missons of the Community Preservation Fund (to creete greater
opportunities for open space, historic preservation and affordable
housing). Both the house and barn are deteriorating and would require
subgtantid repairs.

Property 4 — Thislong parcel has more than 500,000 square feet and
involves alittle farm aong the railroad bed, including an occupied house.
There are some wetlands. A potentid devel opment configuration would
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be to subdivide the property to include the house and wet area as one
parcel, with the other portion of the Site devel oped as affordable housing.
Property 5 — This parcel (more than 130,000 square feet) backs directly
onto Elm Brook and does include considerable wetlands as well asan
exiging house. Itisestimated that the Site could accommodate up to 13
housing units depending upon the actua amount of wetland.

Property 6 — The dte includes amulti-family rentd housing developmernt,
which could use upgrading. There may be some potentid for refinancing
the project to make necessary improvements and establish long-term
affordability of the 44 units, adding the property to the town'’s affordable
housing inventory towards meeting the state 10% standard.

Property 7 — This property includes two parcds, offering dmaost 3 million
square fegt, or more than 67 acres, of flat and primarily dry land closeto
Hanscom Air Base. Thisisavery beautiful Ste with fields and awooded
periphery. At today’sprices, it is extremey doubtful that the Town can
afford to purchase the entire parcel even with the Community Preservation
Fund. However, a partnership between the Town/Housing Trust and the
existing owners or anew developer is perhaps the most feasible approach
to development. The heirs of the originad owner may be in apostion to
s the property given that along-term lease for use of the property is not
being extended, thus diminating gpproximately $250,000 in annua
income. The Board of Sdectmen will be contacting the ownersto
ascertain ther intentions for the property. The Housing Trust, Board of
Sdectmen, Community Preservation Committee, Conservation
Commission, among others need to arrive at some agreeable development
options to ultimately discuss with the owners and contact devel opers who
have the experience and financid cgpacity to implement the Town’svision
for the property. Thisis perhaps the most vauable short-term
development opportunity in Bedford, and the Town should be proactive in
insuring that any development meets locd needs.

Property 8 — Thisis a 660,000 square foot property that includes some
levd and dry land that would be conducive to housing development. The
other part of the property at 70 Pine Hill Road was acquired by the Town
and given a 15-year building restriction with approximately 13 years
remaning.

Property 9 — This more than 200,000 square foot parcd is currently owned
by the Middlesex Community College and was given to the college a
number of years ago by the VA Hospita for shuttle parking. At thistime
thelot is not being used and has great potentia for affordable housing
devdopment. In fact years ago, the Bedford Housing Authority hed
conversations with the VA Hospita concerning the potentid of building
gpecid needs housing on the site with funding from the state Department
of Mentd Hedlth. Representatives of the Housing Trust should contact the
College to ascertainitsleve of interest in conveying the property to the
Trugt, preferably at some nomind or discounted price.
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Property 10 — It may be worth testing the receptivity of current owners of
an existing condominium project regarding the possible addition of more
units either as wings to the current building or as separate buildings on Ste
in exchange for certain financia concessions that the Town or new
developer may be able to grant as an incentive for further development of
housing. The existing condominium islocated on aste with consderable
undeveloped acreage.

Property 11 (East Village Project) — This property is on Great Road
between Loomis Street and Lane Avenue and was discussed as a potentia
stefor 10 units of senior housing more than a decade ago. The previous
owner decided to sdll to an educationa organization but was unable to
obtain the necessary zoning relief. The parcd israther small, lessthan an
acre, but because of its pivota location would be an excdllent site for
affordable housing, particularly housing for seniors who benefit from

being close to services and transportation. Just recently the property was
sold to a private developer to build a single-family home as-of-right.
However, the owner determined that the project could not be financed as a
dangle-family development, and he has been in contact with the Housing
Partnership regarding support for a mixed-income rental project to be
processed through the comprehensive permit process viathe sate's Loca
Initiative Program.

Priority Three: The redevelopment of mixed-use areas should be strongly
encouraged. For example, the draft Industrid Mixed- Use zoning amendment will
provide the opportunity for resdentia development in industria aress, in fact the
option of rebuilding these areas into mixed retail, office and residentia
communities. Additiondly, redevelopment dong the town’s commercid arteries
to include sgnificant new housing production, bears close scrutiny. Another
sgnificant opportunity for Bedford is the development of Depot Park as a mixed-
use revitdization area, combining new commercia enterprises aswell as new
resdential opportunities to accommodate a wide range of incomes and lifestyles—
from seniorswho desire to live close to services; to young professonas interested
in feding more a part of adiverse village life in close proximity to amenities such
as specidty stores, restaurants, perhaps acinemaor small theater, and bike paths;
and to artists or other business owners who want live-work spaces that can
combine work space with living quarters. This development can dso grow into a
ggnificant destination place for cydigts using the town’s bike paths. Such
development can be accomplished through an amendment to the Zoning Bylaw
that would alow resdentid usein this commercid didrict in sufficient dengties

to accomplish avillage square vitdity in support of the historic character of the
area and the efforts of the Friends of Deport Park. 1n addition to existing Town-
owned property, additional property can be acquired for the redevel opment
project through private acquisition and, if necessary, eminent domain.

Priority Four: Itisingtructive to compare the property inventory recently
prepared by the Housing Trust to those areas of interest identified by the
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Conservation Commission (included as Attachment 6) to coordinate the interests
of conservation and affordable housing development to the greatest extent
possible. There are some overlaps between the areas of interest with the potentia
of working together to build housing and maintain open space for severd of the
Priority 2 properties listed above including Properties 3,7, 9 and 10.

Priority Fivee The Housng Trus's Land Evdudion Committee identified a
number of potentid dtes that may have some long-term potentia for affordable
housng development. The Trugt should a some point within the next few years
contact the owners of these properties and express its interest in exploring the
possble future development of affordable housng. The Trust should then keep in
contact with these owners and monitor their interest periodicaly.

There are dso0 other potentia affordable housing stes that have been suggested by
local leaders and deserve further investigation. For example, the former Raytheon
Nava Wegpons and Industrid Reserve Plant might have property conducive to
new housng devdopment. While the top of the hill is indudrid, the lower left
sde of the Navy’s property could potentialy be used as affordable housing, next
to the exigting traller pak. Some even mention the prospects of obtaining Ste
control over this trailer park, eventualy to be maintained as part of the affordable
housng inventory. Many suggest thet the Town look to mimicking privae
development, purchesng very smal under-maintained homes on larger parcels,
teering down the exiging house, and redeveloping the property to include
affordable housing. Because there are severd loca owners who possess
congderable amounts of undeveoped land, there have been many
recommendations to try to work out deals with these owners, over and above what
is currently in process. Certanly the potentid of converting multi-family housing
into affordable condominiums should be explored.



IV.  ACTION PLANS-- INTRODUCTION

The information summarized in the preceding three sections provides the foundation
upon which the actual housing strategies are based, outlined in Action Plans of three
durations— Two-Y ear, Five-Y ear and Longer-Term. The strategies provided in these
Action Plans were directly derived by the following sources:

The higtory of housing development in Bedford;

Housing data, studies and reports;

Relevant bylaws, permitting and regulatory procedures,

Housing market conditions;

Current housing programs and services,

| dentified gaps between exigting programs/services and housing needs,
Theinventory of Town-owned and privately owned vacant land and buildings that
might be gppropriate for housing development;

Housng efforts sponsored by other towns and cities,

Input from more than fifty city and Sate officids, community leeders, red estate
and development professionals, state and federal agency representatives, and
representatives from other municipdities;, and

Mog fundamentally, the overriding housing objectives.

The development drategies that are included in this Comprehensive Affordable Housing
Plan are dso based on important development goa's and objectives that should be guiding
principlesin salecting project sites, determining the type of development, and identifying
priorities. Whenever possible the Town of Bedford should target development projects
based on the following planning priorities — devel opment goals and objectives:

Target development projects to Town-owned properties to take advantage of
parcels that will have discounted or nominad acquisition cods.

Target development projects to those areas of town most accessible to
trangportation, goods and services to minimize further traffic congestion.

Make sure that devel opment projects are designed to be harmonious to the
surrounding community and recognize that there is no replacement for good
design.

Avoid targeting development projects to areas that are ecologicaly sensitive and
will degrade nearby conservation land.

Insure that development projects complement existing historic didtricts.

With projects of less than 8 units make sure that al units, to the greatest extent
possible, are affordable to those earning no more than 80% of median income.
Try to create amdl mixed-income communities for renta projects of 8 or more
unitsin any one location.

Look for affordable housing opportunities that will minimize impacts on the built
or naturd environment such asthe refinancing of existing housing or the cregtion
of accessory agpartments.
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Develop anumber of project dternatives in recognition of arange of housing
needs in town including rental and homeownership options aswell as housing for
seniors and families.

Look to areas of town that could accommodate higher housing dengties such as
industrial and commercid areas or other primarily nonresidentia arees.

Seek opportunities to combine amenities with housing creetion such as locating
recregtiond, inditutiona and retail usesin close proximity to new housing when
appropriate.

Look for opportunities to obtain land or other resources for free or a below
market values.

There are pockets of opportunity in Bedford to create affordable housing that comply
with the criterialisted above. These projects dso, for the most part, are in accordance
with key components of the Town's draft Community Preservation Program, a
requirement for the distribution of the Community Preservation Fund.

There are anumber of compelling reasons that the town of Bedford must demonstrate
actua production of affordable housing including:

1 Growing Affordable Housing Needs

The exploson of housing vaues intermixed with punishing traffic conditions

have jeopardized the loca diversity and the smal town character of the town, of
great concern to local resdents and community leadership. This Affordable
Housing Plan represents an opportunity to define how Bedford can simulate
diversity and provide new havens for those who are currently priced out of the
exiging housng market. The recommendationsincluded in the actions that

follow are in response to awide range of housing needs and issues confronting the
community that cal out for somelocal response including:

Over the past decade there were 646 new owner-occupied housing units
crested with aloss of 113 rental units. The increase in the owner-occupied
gtock is due to the proliferation of small, high-end market, single-family
subdivisions and condominium development, whereas the lossin rentd
unitsismost likely because of condominium converson activity.

In 1990 median family income was $57,561, however, today it is $70,000,
an increase of Amost 22%. However, incomes have not kept pace with
housing prices as the median house price increased beyond 75%, from
$228,100 in 1990 to more than $400,000 today. A household earning the
current median income of $70,000 can afford a home costing
approximately $250,000, at the lowest end of available single-family
homes. One would need an income of more than $115,000 to afford the
median saes price in Bedford today.

In order to afford arentd unit a the lowest range of $1,000 per month, a
minimum wage worker would have to work 123 hours per week, therefore
requiring two working members of the household and double shifts.
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Smadler homes on decent sized lots are being acquired and torn-down, to
be replaced by very large new residences priced well beyond the means of
most residents.

Thaose families who purchased sarter homes are finding it difficult to “buy
up” — purchasing larger homes for their growing families— due to the
widening gaps between the smaller, older housing stock and the newer,
larger homesin pricey subdivisons.

One-third of the ared s senior citizens have incomes of |ess than $20,000
versus 3% for younger households.

Mos of Bedford' s ederslivein angle-family homesthat are among the
older propertiesin the town, many with deferred maintenance needs.
Ashby Place, an 80-unit senior housing project managed by the Bedford
Housing Authority, is the only affordable housing project set-aside for
seniorsin town.

Many of the ared s older residents are experiencing greet difficulty living
on their fixed incomes, finding it more and more a chalenge to pay their
basic living expenses, including the costs of food, taxes and utilities.
Thefral dderly are encountering problems remaining independent and
cannot find reasonably priced asssted living optionsin town — facing a
move to fadilities in Billerica or Burlington, for example. The more
expengve Carleton Willard Village on Old Billerica Road is unaffordable
to mogt local seniors and waiting lists are for more than two-years.

There are 3,000 Bedford residents (2,400 living in the community outside
of the VA and Carleton-Willard facilities) over the age of 60, and the
Council on Aging received 550 requests for services related to housing
last year done.

2. Sate Chapter 40B Requirements

The Massachusetts Comprehensive Permit Law, Chapter 40B Sections 20-23 of
the General Laws, was enacted as Chapter 774 of the Acts of 1969 to encourage
the congtruction of affordable housing throughout the state, particularly outside
cities. Often referred to as the Anti-Snob Zoning Adt, it requires dl communities
to use a streamlined review process through the local Zoning Board of Appeds
for “comprehensive permits’ submitted by developers for projects proposing
zoning and other regulatory waivers and incorporating affordable housing for at
least 25% of the units. Only one gpplication is submitted to the ZBA instead of
separate permit goplications that are typicaly required by a number of loca
departments as part of the norma development process. Here the ZBA takesthe
lead and consults with the other rlevant departments (e.g., building department,
planning department, highway department, fire department, sanitation department,
etc.) on asingle gpplication.

If alocal ZBA deniesthe permit, a state Housing Appeals Committee (HAC) can
overrulethe loca decison if lessthan 10% of the locdity’s year round housing
stock has been subsidized for households earning less than 80% of median income
and if the locality cannot demondirate hedth and safety reasons for the denid thet
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cannot be mitigated. The HAC has upheld the developer in the vast mgority of
the cases, but in most instances promotes negotiation and compromise between
the developer and locdlity.

While there are ongoing discussions regarding how the State should count the
affordable units for the purpose of determining whether a community has met the
10% god, currently at least 25% of the units in each development project must be
made affordable to those earning less than 80% of median income, the income
levels defined each year by the U.S. Department of Housing and Urban
Development and with rent and resde redtrictions for at least 15 years to protect
longer term affordability. Inarentd project if the subsidy appliesto the entire
project, al units are counted towards the state standard. For homeownership
projects, only the units made affordable to those househol ds earning within 80%
of median income can be attributed to the affordable housing inventory.

Under Chapter 40B, subsidized housing is not limited exclusively to housing
recelving direct public subsidies but dso gppliesto privately-financed projects
receiving technica assistance from the State through its Locd Initiative Program
(LIP) aslong as at least 25% of the units are affordable to households earning up
to 80% of median income. Such assistance may include Ste evauation, developer
selection, development proposal review, project feasibility analyss, and the
review of compliance with existing regulations?

Another financing option in regard to comprehensive permit projects is the New
England Fund administered by the Federd Home Loan Bank Board. The New
England Fund provides project financing through participating banks at
discounted interest rates. The New England Fund alows devel opers to bypass
Town Sdectmen and City Councils after obtaining aste digibility letter from the
participating bank. After the Ste digibility letter is obtained, the developer needs
to proceed with the comprehensive permit with the Zoning Board and execute a
regulatory agreement that stipulates how the home prices are to be st.

While accurate gatistics on the effects of Chapter 40B are lacking, the state's
Department of Housing and Community Development has data thet indicate that
amost 118,000 units of affordable housing were built between 1970 and 1999,
from 85,621 to 203,260 units, now involving about 9% of the state’ s housing and
about 18% of the total housing production during that period. Approximately
14,600 of these units were built in communities that previoudy had no subsdized
housing. The number of communities thet had no subsidized housing dedlined

! The Massachusetts Department of Housing and Community Development initiated the Local Initiative
Program (LIP) in 1990 to provide technical assistance to communities that are working with developersto
produce affordable housing without state and federal subsidy programs. It was created to promote greater
coordination and cooperation between developers and municipalities under the state’s Chapter 40B
comprehensive permit law in communities with less than 10% of its housing stock reserved for low- and
moderate-income households (income up to 80% of median income). According to LIP guidelines,
developers have to obtain asite eligibility letter from alocal Board of Selectmen or City Council prior to
seeking a comprehensive permit from a zoning appeal s board.
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from 173 to 54. While the stat€' slargest cities had 69% of the subsidized housing
unitsin 1972, in 1997 thislevel had fdlen to 37%.

Recent survey research indicates that from 1970 to 1999, 373 housing projects
were built through the comprehensive permit process, involving 21,000 totd units
and 18,000 affordable units® Of the 119 communities in the early 70's that had
no affordable housing, 60% had built affordable housing by 1997 through the
comprehensive permit process. Private devel opers gpplied for 60% of the
comprehensive permits, nonprofit organizations 12% and public authorities 28%.

While the overdl affect of Chapter 40B has been pogtive in the Commonweslth,
most communities would likely opt to chart their own course in cregting
affordable housing — based on recognized local needs — rather than react to an
outside developer’ s comprehensive permit gpplication. The town of Bedford isno
exception, and this Comprehensive Affordable Housing Plan isamgor step
forward in the Town's preparations for actua production of affordable housing to
eventualy exceed the state 10% standard under Chapter 40B and no longer be
susceptible to the comprehensive permit process. Nevertheess, it is necessary to
recognize that even when the 10% standard is reached, it is likely that the town
will dill be faced with unmet affordable housing needs that will compd it to
continue to produce new housing aternatives for residents.

3. Executive Order 418 Housing Certification Requirements

Last year Governor Cdlucci signed Executive Order 418 to hep communities
plan for new housing opportunities for individuas and families across a broad
range of incomes while balancing activities related to economic devel opment,
transportation, infrastructure improvements and open space preservation. This
Executive Order has two parts:

Firg, Housing Certification prescribes arange of housing-related activities
towards which communities must demongtrate significant progressto obtain
priority when gpplying for various Sate discretionary programs administered by
the Executive Office of Trangportation and Construction, Executive Office of
Environmenta Affairs, Department of Housing and Community Development,
and the Department of Economic Development. Those communities that secure
housing certification will receive a 10% scoring bonus when applying for these
grant programs. Additionally, communities that have not attained housing
certification are not digible to receive some discretionary grant funds
administered by the four agencies that are non-competitive, not scored, and/or are
accepted on aralling bass. Bottonmtlineisthat communities that do not have
housing certification will be significantly disadvantaged when gpplying for Sate
funding.

Second, the State is providing up to $30,000 in technical assistance grants to
support the costs of preparing Community Development Plans, to be created by

2 Krefetz, Sharon, “What are the Latest Trendsin Chapter 40B”, Clark University, 2000.
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individua communities to provide guidance regarding options for future
development related to housing, economic and community development,
trangportation, and open space. A maor component of these plansis how the
community can produce housing that will be affordable to households across a
range of incomes.

Bedford isin the process of preparing a Community Development Plan and has
been successful in securing housing certification for both last year and this year
basaed on documented progress on the issue of affordable housing devel opment.
However, in year four of Executive Order 418, July 1, 2003 and beyond, the town
of Bedford must actudly demonstrate production of affordable housing to
continue to receive housing certification and be in an advantaged position for
numerous categories of date funding.

4.  Community Preservation Funding®

In light of the above three compelling reasons that the town of Bedford must
demongtrate actud production of affordable housing, Bedford must secure
resources to build this housing. Credting affordable housing is not an inexpensive
effort. Fortunatdly, the town now has a new source of funding for this effort — the
Community Preservation Act. The Community Preservation Act requires thet at
least 109 of the funding must be committed to each of three categories of
activities— affordable housing, historic preservation and open space. While some
municipdities may determine that one or two of the these categories deserve
greater attention than the others and fund accordingly, the Town of Bedford's
planning effort has produced a Community Preservation Program that supports

3 The Community Preservation Committee is the Town's most recent addition to
locd governance, charged with the oversight of funds to be raised through
Bedford' s passage of the Community Preservation Fund through a public
referendum on March 10, 2001. Last September former Governor Paul Cellucci
and current Acting Governor Jane Swift signed the Community Preservation Act
to provide Massachusetts cities and towns with another tool to conserve open
gpace, preserve historic properties and provide affordable housing. This enabling
datute establishes the authority for municipdities in the Commonweslth to cregte
a Community Preservation Fund derived from a surcharge of up to 3% of the
property tax, to be matched by the State based on a funding commitment of
gpproximatdy $26 million annualy. Once adopted the Act requires at least 10%
of the monies raised to be distributed to each of the three categories (open space,
historic preservation and affordable housing), dlowing flexibility in distributing

the mgjority of the money to any of the three uses as determined by the
community. The Act further requires that a Community Preservation Committee
of five to nine members be established that represents various boards or
committees in the community to recommend to the legidative body (Town
Mesting) how to spend the Community Preservation Fund.
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the three program categories fairly equaly. Nevertheess, it will be incumbent on
those who are responsible for executing the town’ s housing agenda to make sure
that there are projectsin place to utilize this important resource to make sure that
loca housing needs secure their fair share of Community Preservation Funding.

Bedford plans to produce 100 affordable housing units over aten-year period
using Community Preservation Funds at an estimated $50,000 per unit in subsidy.
Affordable units will be digtributed dong arange of income levelsup to a
maximum of 80% of median income and will involve various project types—
renta and homeownership and projects for seniors and families. Attachment 8
presents a summary of the proposed plan that isincorporated as part of this
Comprehensive Affordable Housng Plan. Asthe Community Preservation
Program indicates, the combination of the current inventory, development
proposals currently under review by the Zoning Board of Appedls, projected
growth, and the aforementioned 100 units of Community Preservation Fund
related development, will result in Bedford reaching 609 units of affordable
“aubgdized housing” or 11% of itstota year-round housing stock by 2011.
These projected units are summarized in the following tables that were included

as part of the Community Preservation Committee' s draft Program:

Town of Bedford Total Housing I nventory Projections Through 2011

Bedford Total Housing # Units
Tota Occupied Housing Units from 2000 4,621
Census
Current Chapter 40B Prospects to be 199
Permitted in 2002
Estimated Chapter 40B Permits from 2003 100
to 2011
Estimated New Construction Permits @ 29 290
UnitsY ear
Projected Affordable Units Produced with 100
Community Preservation Funds 2002-2011
Estimated Tota Occupied Housng Unitsin 5,310

2011

Town of Bedford Affordable Housing I nventory Projections Through 2011

Bedford Affordable Housing # Units
Current Inventory 210
Current Chapter 40B Prospects thru 2002 199
Estimated Chapter 40B Permits 2003-2011 100
Projected Affordable Units with 100
Community Preservation Funding 2002-

2011
Totd Subsidized Units by 2011 609
Total Subgdized Housing Inventory %in 11%

2011
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To insure that units are affordabl e to those earning within 80% of median income,
estimated prices for ownership and rental were projected as follows:

For SaleHousing*

1-2 Bedroom Detached Units $125,000
3 Bedroom Detached Units $130,500
Rental Housing (Rents'/month)
1-2 Bedroom Units $950
3 Bedroom Units $1,000

In order to create affordable housing opportunities in Bedford, the town will need to
secure the necessary public subsidiesto fill the gap between the costs associated with
producing the housing (acquisition, Ste/property improvements, congtruction, lega
services, design and engineering services, project adminigtration, financing charges, etc.)
and what low- and moderate-income residents can afford. Given the high costs
associated with purchasing property in Bedford, unless the project involves Town-owned
property, multiple sources of subsidieswill be required to make units sufficiently
affordable. Also, severd key programs have recommended capsin total development
cogtsthat could present obstacles to Bedford funding proposals given high acquisition
costs. These caps, however, make the development of Town-owned property particularly
compelling.

Because the Town of Bedford does not receive funding directly from the federa
government on an entitlement basis, the Town will have to gpply for such funding.
Clearly, the affordable housing resources from the Community Preservation Fund will be
extremdy helpful as well as Bedford's potentid participation in the HOME consortium
that will provide federd HOME funding on an annud bass. Neverthdess, these
resources by themsdlves will be insufficient to redlize many of the actions charted in this
Comprehengve Affordable Housing Plan. The Town will aso have to be aggressvein
applying for additional housing resources from arange of government agencies, financia
inditutions and housing organizations. Descriptions of subsdy programs available are
included in Attachment 10.

Another important component regarding the implementation of actions prescribed in this
Comprehensve Affordable Housing Plan as well as the development of projects included
in the Community Preservation Program, relates to professona oversight. It isessentid
that the Town of Bedford secure the necessary professional capacity to undertake its
housing program. The Town can accomplish this by adding a new staff person, either
full or part-time depending on the job description, with the necessary experience and
qudifications to administer funding requirements and guide project development. The
best- case scenario would be for the Town to create a new position within Town
government, making the new employee accountable to afull-time Town executive. This
position could be partidly covered by the administrative funding that comes with

* For more detailed information on the derivation of these prices, refer to Attachment 9 — Maximum
Affordable Sales Prices and Mortgages.
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program subsidies. For example, the HOME Program includes adminigtrative funds of
7% of the totd annua alocation. Other programs dso include some adminigtrative
support. However, it islikely that some amount of Town resources will be needed to
help cover the cogts of this new position. Another consderation is for the Town to hire
consultants to conduct the necessary work of implementing the Town's housing program.
Moreover, the Town should adso consider the possibility of coordinating housing staff or
consultants with other smal communities that are embarking on new housing initiatives
but dso currently lack the necessary capacity regarding professona oversght, such as
Lincoln and Belmont.

The development drategies included in the following three Action Plans are guided by
the development god's and objectives listed above and those projects summarized in the
Community Preservetion Program. It isimportant to emphasize that while this Plan
suggests that the Town initidly focus its efforts on the Two-Y ear Plan, the Town should
not postpone work on longer-term stes, especidly planning and feagibility andyses,
sncethereistypicdly along lead time on larger projects. Without sgnificant planning
and feaghility analysesit is unclear that the Stesincluded in the Five-Y ear and Longer-
Term Action Plans will be developed within the projected timeframes or eveniin
connection with the Town-sponsored affordable housing program. It isimportant for the
Housing Trugt to pursue dternative Sites; therefore, each Action Plan dso lists other
potential development opportunities for serious consideration. Maps of Town-owned
priority housing development Stes areincluded in Attachment 11, including Assessor’'s
maps and GIS maps.

Additiond information on assumptions used in the devel opment strategies liged in each
Action Plan incdlude the following:
Unit projections are best guesses based on very incomplete site condition
information.
Proposed financing isilludrative of the range of project types that will be
developed in recognition of wide-ranging affordable housing needs.
While this Affordable Housing Plan includes privately owned Sites, specific
information on the owners and locations are purposefully withheld to maintain the
privacy of existing owners to the grestest extent possible. Thisisaso why there
are no maps of privately owned parcels.
Development codts, including hard and soft cogts for both an illudtrative
homeownership and rentd project, are included in Attachments 12 and 13,
respectively.
Assumptionsin determining affordability on affordable homeownership include a
7.0% interest rate with no points, 5% down payment; 30-year fixed-rate mortgage
financed through alender participating in the Soft Second Loan Program for 75%
of the purchase price; 20% of purchase price financed with the Soft Second Loan
a interest only for 10 years; rent for tenant unit in the two-family house of $1,000
(75% counted as income for underwriting or $750); taxes based on $12.17 per
$1,000 val uation; insurance based on $1.25 per $1,000 of combined valuation of
dwelling (value x .05), persona property ($100,000 fixed), and persond liability
($200,000 fixed); and condo maintenance of $150 per month.
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Rentd projects assume that if the developer chooses not to provide ongoing
management, a management company with a proven track record will have to be
hired to undertake thisimportant activity.

The homebuyer sdlection process for any affordable homeownership units should
be centrally administered in Bedford, either through the Bedford Housing
Authority or by a staff person or consultant hired by the Town to oversee the
application process, pre-qudification process and lottery sdection.

V. TWO-YEAR ACTION PLAN

The Two-Y ear Action Plan focuses on changesin palicies, programs and regulations as
well as development opportunities that have the potentia to be completed within the next
two years. The regulatory dtrategies are recommended because they will help lay the
framework for making affordable housing production more feasible through greeter
resources and zoning reform. Theseinclude:

Join HOME Program Consortium

Undertake a Comprehensive Review and Revise the Zoning Bylaw to Promote
Affordable Housing

Continue to Capitdize the Housing Trust

Promote the Creation of Accessory Apartments

Participate in the State’ s Soft Second Loan Program

The development Strategies involve projects under private ownership that could
possihility add more than 40 units to the town' s affordable housing inventory and be
under congtruction within the next two years, with some possible occupancy during this
period. These projectsinclude:

Village & Springs Brook
Duplex Conversion Project
Condo Buy-down Program
Blake Block

Eadt Village

A. Regulatory Strategies

Housing production is contingent not only on actua development projects but on the
planning and regulatory tools that enable locdities to make wdl informed decisonsto
drategicaly invest limited public and private resourcesin housing creation. To most
effectively and efficiently execute the development strategies included in this Plan,
reliable information will be required to steer the course, greeter flexibility will be needed
in the Town’'s Zoning Bylaw, and new resources will be needed to expeditioudy secure
control over important development properties and move them forward to completion.
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1. Join HOME Program Consortium

Purpose: To secure public subsidies through the HOME Program to help fund
affordable housing development. Most affordable housing development projectsin
Bedford will require multiple sources of public subsidies due to the substantial gap
between the costs of development and what low- and moderate-income residents can
afford. HOME funds represent aresource that can contribute to the feasibility of many
projects.

Timeframe: The earliest that the town of Bedford can receive HOME Program
funding isby July 1, 2003. On February 5, 2001, the Board of Selectmen voted to
pursue inclusion in the Newton HOME Consortium and a letter to Newton's
Department of Housing and Community Devel opment was sent expressing this
interest. The Town of Bedford will so have to send aformal letter of interest and
accompanying forma resolution gpproving the town joining the Newton HOME
consortium, directed to the Mayor of Newton. The letter should be submitted no later
than early January of 2002. The Consortium Council will have to approve Bedford's
participation in the consortium by its February meseting to notify HUD by March 1,
2002, the required deadline for adding new communities. This strategy is contingent
upon Bedford having aland bridge to another community thet is part of the existing
Newton Consortium. The Town of Bedford has been in discusson with the Town of
Lincoln about aso joining the Consortium to provide this necessary geographic link.
Estimated Costs: If Bedford was awarded $100,000 in HOME funding, it could count
on about $7,000 of that amount to be used for program administration with another
$3,000 earmarked to help cover Newton's costs of managing the consortium. To
coordinate the gpplication process, community participation, and planning components,
a part-time staff person or consultant should be hired by the Town.

HUD created the HOME Program in 1990 to provide grants to states, larger citiesand
consortia of smaller cities and towns to do the fallowing:

Produce rentd housing;

Provide rehabilitation loans and grants, including lead paint remova and
accessbility modifications, for rental and owner-occupied properties,
Offer tenant-based rental assistance (two-year subsidies); and

Assg firgt-time homebuyers.

The HOME Program funding is targeted to homebuyers or homeowners earning no more
than 80% of median income, or $52,500 for afamily of four, and to rental units where at
least 90% of the units must be affordable and occupied by households earning no more
than 60% of median income ($42,000 for afamily of four), the baance to those earning
within 80% of median. Moreover, for those renta projects with five or more units, at
least 20% of the units must be reserved for households earning less than 50% of median
income ($35,000 for afamily of four). In addition to income guiddines, the HOME
Program specifies the need for deed redrictions, resae requirements, and maximum sales
prices or rentals. For example, the maximum sales price for asngle-family home or
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condo is $239,250 and $306,196 for a two-family home. A locdlity can petition HUD to
increase its maximum sales prices somewhat in high cost aress.

Because Bedford is not an entitlement community, meaning that it is not automaticaly
entitled to receive HOME funding based on HUD' s funding formula, the town would
need to join a consortium of other smaler towns and cities to receive funding. Nearby
consortiainclude one based in Newton and another in Peabody. Funding in the Newton
consortium is divided by formulawith a set amount designated for each participating
locdity to commit within two years and expend within five years. Funding in the
Peabody consortium is distributed on an “asready” basis until adl the funds are
committed.

The Newton consortium includes Watertown, Brookline, Waltham and Newton. Next
year the town of Belmont will be joining the consortium after having applied to become a
member last year. Other towns that have recently expressed some interest in participating
in the Newton HOME consortium including Needham, Welledey, Lexington and

Lincoln. In order to quaify to be apart of the Newton consortium municipaities must be
geographicaly contiguous to another locdity participating in the consortium.
Consequently, Lincoln or Lexington's participation is critical to Bedford, as both would
provide the essentid land bridge. The Board of Selectmen for Lincoln approved the
Town’s participation in the Newton HOME consortium on September 25, 2001.

Thisyear $1,170,000 was alocated to the consortium. Brookline received $405,378,
Newton was allocated $243,619, Watertown received $183,941 and Waltham $337,062.
If Bedford joined the consortium it would be alocated funding based on HUD' s formula,
which would most likely be somewhat |ess than $100,000 based on this year’ s funding.
Representatives of dl participating communities form a Council that meets every other
month. It isworth noting that on October 5, 2001, HOME Program administrators
throughout the country received notice from HUD that another $5 billion might be added
to the nationd HOME Program appropriation to be dispersed as a nationa economic
stimulus effort following the September 11" disaster. Consequently, more than $100,000
in HOME funding may potentialy be available to Bedford.

HUD guiddines enable communities to use up to 10% of the funding for adminigtration.
Because the City of Newton adminigters the funding, it receives 3% of this adminidrative
funding with 7% available to support each community’ s expenses associated with
overseeing the program.  If Bedford was awvarded $100,000 in HOME funding, it could
therefore count on $7,000 of that amount to be used for program administration with
another $3,000 earmarked to help cover Newton's costs of coordinating the consortium.

Mogt of the towns participating in the Newton HOME consortium have used the funds to
support firg-time homebuyer programs.  For example, the town of Watertown isusing
HOME funding to subsidize the acquisition and rehabilitation of two, two-family homes

for conversion to affordable condominiums. In addition to the HOME funds, Watertown
received state HOME Program funds aswell. Newton is using HOME funds to support a
mixed-income development in West Newton that includes twenty units - four rental units
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to be owned by the Housing Authority for victims of domegtic violence, eight market
homeownership units and eight firg-time homebuyer units. It has dso committed HOME
funds to a new program to purchase and rehabilitate existing properties, convert the units
to affordable condominiums, and to sl the units to fird-time homebuyers. Brooklineis
committing its HOME funds to a firg-time homebuyer program that involves a shared
gppreciation second mortgage from the town.

However, as mentioned above communities can use HOME funding for renta projects,
targeting benefits to lower income households than are typically served under
homeownership programs. The HOME Rental Programistargeted to the acquisition and
rehabilitation of multi-family distressed properties or new congtruction of multi-family
rental housing from five to fifty units. The maximum subsidy per project is $600,000 and
the maximum subsidy per unit in locdities thet recelve HOME or CDBG fundsdirectly
from HUD is $50,000 (these communities should aso include a commitment of loca
fundsin the project). Those communities that do not receive HOME or CDBG funds
directly from HUD can apply for up to $65,000 per unit. Subsidies arein theform of
deferred loans at 0% interest for 30 years. State HOME funding cannot be combined
with another state subsidy program with severa exceptionsincluding the Low Income
Housing Tax Credits, HIF and the Soft Second Loan Program.  All unitsreceiving
HOME assstance under this program must be occupied by households earning no more
than 60% of median income and affordable to households earning 65% of median
income. At least 20% of the HOME units must be affordable to households earning no
more than 50% of area median income. Applications for sate HOME funding are
received and reviewed by DHCD on an as-ready basis through the agency’ s One- Stop
Affordable Housing Finance Application.

Asistypicdly the case with public subsidy programs, regulations present avariety of
requirements regarding how to gpply for HOME funding and how to maintainit. In order
to recelive fisca year 2003 funding that begins on July 1, 2003, which meansto
essentidly fast track the process, Newton would need to receive aforma letter from the
Bedford Board of Sdlectmen and accompanying resolution indicating interest in joining
the consortium no later than early January of 2002. The City of Newton has dready
received aletter from the Town, directed to the Department of Housing and Community
Development, stating that the Board of Selectmen approved participation in the HOME
consortium on February 5, 2001. The Consortium Council would have to approve
Bedford' s participation in the consortium no later than its February mesting to notify
HUD by March 1, 2002, the required deadline for adding new communities. This
notification must come afull year before funds can become available to the Town.
Following HUD approvd, the City of Newton would amend its Mutual Cooperation
Agreement with HUD, formally adding the Town of Bedford to the consortium.
Additiondly, there would be an agreement between the consortium and Bedford agreeing
to basic terms and conditions for recalving and administering HOME funds. Another
requirement is that the Town of Bedford would have to undertake a planning effort
through the preparation of a Consolidated Plan, which includes a process of defining the
range of housing needs and housing Strategies to meet these needs with substantid formal
input from locd citizens. This Comprehengve Affordable Housing Plan and other
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documents will be useful in preparing the Consolidated Plan, however, the information
must be presented in the required HUD Consolidated Plan format and be completed by
May 15, 2003.

An additiond requirement in the HOME regulationsis that 15% of the funding available
to any community be committed to a Community Housing Development Organization
(CHDO). A CHDO isaprivate, nonprofit housing development entity entrusted with the
development of affordable housng. CHDOs mug satisfy a number of criteriaincluding
having one-third of its board members qudify asresdents of low- or moderate-income
neighborhoods, be low-income community residents or include elected representatives of
low-income neighborhood organizations. At this point Bedford has no such organization
in place and could either opt to dlocate part of its alocation to a CHDO from another
community or have the Bedford Housing Trugt evolve over time as a devel opment entity
to include low-income community representatives. Bedford could aso join forceson a
development project with a CHDO from another nearby community. For example,
WATCH from Wdtham isinterested in exploring joint venture opportunitiesin other
locdities, asis Can Do, a CHDO based in Newton. Moreover, the Women's Ingtitute of
Housing and Economic Development has expressed an interest in working with the
Housing Trust on adevelopment project. Also, the CHDO has to show one year of
sarving the community before HOME funds can be reserved for the organization, and it
must provide aformal process for enabling low-income program beneficiaries to advise
the organization in its decisions regarding the design, siting, development, and
management of affordable housing. All of these requirements are managegble but
involve specific attention devoted to community outreach.

Very importantly, the Town of Bedford has to be able to demonstrate that it has the
capacity to carry out the work to be funded by the HOME funding, either through a
dedicated staff or a cgpable consultant.  Thiswork includes fund adminigtration and
reporting as well as project development work. While the Town could expect
adminigrative funding to support staff work, it would have to provide the necessary
funding to support the upfront work of obtaining inclusion in the HOME consortium,
such as negotiating with Newton and developing the Consolidated Plan.

2. Undertake a Comprehensive Review and Revise the Zoning Bylaw to
Promote Affordable Housing

Purpose: To undertake a comprehengve review of the Zoning Bylaw and explore
changes that would help promote affordable housing.

Timeframe: The Bedford Housing Partnership, Bedford Housing Trugt, Fair
Housing Committee, Community Preservation Committee and Bedford Housing
Authority should work closely with Town planning staff and Town officids over the
next one to two years to make useful changes.

Estimated Costs. The costs associated with staff time and likely consultant fees.
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The Town of Bedford has been vigilant in regularly twesking its Zoning Bylaw in an
attempt to keep it current with changing needs. However, severd of those contacted
through this project suggested that it might be worthwhile to undertake amore
comprehengve review of the Zoning Bylaw to insure that the ordinance provides the
necessary flexibility and vison for future town development.

The Bedford Housing Partnership, Bedford Housing Trugt, Fair Housing Committee,
Community Preservation Committee and Bedford Housing Authority should work
closely with Town planning staff and Town officids over the next one to two yearsto
make useful changes. There are a number of issues that should be explored in the review
of the Zoning Bylaw relaed to the preservation and devel opment of affordable housing
incdluding but not limited to the following:

Inclusionary Zoning — This Affordable Housing Plan recommends that the Town
of Bedford adopt an inclusonary zoning bylaw that would insure that any
development project over a certain size would include a set-aside in numbers of
affordable housing units or cash paymentsin lieu of unitsto support the creation
of affordable housng. As part of areview of the entire Zoning Ordinance, specid
attention should be paid to inserting an amendment that will provide the town
with the benefits that many of its neighbors are redizing through indusionary
zoning mandates.

Multi-family Housing and Large Lot Zoning — The current Zoning Bylaw does not
dlow for the as-of-right development of any new housing beyond two units
anywhere in town without the need for agpecid permit, with the exception of
mixed-use development in Limited Business digtricts under specific requirements
and under the proposed mixed-use ordinance for industria areas. Moreover,
minimum lot Szes vary from 15,000 square feet to 30,000 depending the zoning
digrict. Whilethistype of large lot zoning may be conducive to maintaining the
suburban character of the community, it is aso zoning that is exclusonary,

making it difficult to build housing that is more affordable to many loca

resdents. ThisPlan does not recommend any particular revisons to the Zoning
Bylaw rdating to minimum lot 9ze and multi-family housing, however, these
issues should be debated during a comprehensive review of the ordinance with a
possible outcome of some relaxation of housing requirements.

Cluster Development and Planned Residential Devel opment

One answer for dlowing higher dengitiesin town under some controlled
mechanisms was the creation of zoning incentives under Cluster Development
and Planned Residentid Devel opment, Sections 8 and 9 of the Zoning Bylaw
repectively. These provisions offer dternatives to the sandard subdivision
regulations, and the town should be commended for having the foresight to add
them to the Bylaw. Nevertheless, they have not been well utilized, and any
comprehensive review of zoning should address possible revisonsto add
incentives to make these dternatives more viable in the current economic
environmert.

Mixed-Use Development in Commercial Districts -- In the context of good town
planning, the likely location for denser development, certainly for providing

79



housing for seniors, isin commercia areas and trangportation nodes. Looking at
dengity from the center of town outward is awell-regarded strategy in town
planning. The current Zoning Bylaw restricts mixed- use development to Limited
Business Didtricts that are targeted to sections of The Great Road. These
developments are dlowed as-of-right based on specific redtrictions. The town
does have severd of these mixed commercid and resdentia buildings near the
intersection of Carlide and North Roads. Thistype of property iswell suited to
commercid corridors where resdentid units add to the vitdity of the areg;
provide housing for small households in easy walking distance to goods, services
and trangportation; and reduce the amount of traffic. Because of these reasons,
many communities are exploring mixed- use development as part of the “ smart
growth” policiesthat are increasingly gaining favor in suburban and exurban
communities. A review of the Zoning Bylaw should thoroughly review the
benfits of extending mixed- use development along its commercia arteries or
alowing higher dendty housing in dl commercid didricts on an as-of-right basis
with specific criteria

In cong dering the connections between the industrial and commercia areas of
town, this Comprehensive Affordable Housng Plan recommends targeting the
Depot Park area as a specid revitaization areafor planned redevelopment into a
mixed-use village. Zoning changeswill be required and can be inserted as part of
this comprehensve review of the Zoning Bylaw, most likely by adding housing as
an dlowable usein the existing commercid didrict insuring that new

development will complement the surrounding resdential areaand higtoric

digtrict while gppropriately addressing nearby industrial and commercia areas
(see Section VI1.B.4. for details concerning this recommendation).

Mixed-use Development in Industrial Districts — Mixed-use development isaso
being consdered for the town’ sindustrid areas through a proposed Zoning Bylaw
amendment. This amendment proposes that mixed-use in industria areas be
permitted through the specia permit process overseen by the Planning Board.
The draft Sates that the amendment “is intended to creste mixed commercid,
resdentia, and open space in areas where the visuad and physical dominance of
the automobile is made secondary to pedestrian needs; to encourage pedestrian
activity by creating a pleasant, rich and diverse experience for pedestrians; to
reduce traffic congestion and air pollution by providing opportunities for retall
sarvices, housing and employment in close proximity; and to encourage the
sharing of parking lots and driveway curb cuts, minimizing the amount of paved
parking surface area, and reducing traffic congestion.” Multi-family housng is
alowed if a least 25% of the tota number of unitsis affordable to households at
or below 80% of area median income. This amendment is being reviewed by
Town committees and may go before Town Meeting in the sporing. Thetown
should be commended for putting this amendment forward, and it should be
approved.

Over 55 Housing/Senior Residential Devel opment — A number of communitiesin
the Commonwed th have adopted or are consdering zoning amendments to
encourage the development of housing for those over the age of 55 — commonly
referred to as over 55 housing or senior residential developments. A review of
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Bedford zoning should include the consideration of such an ordinance or look into
how the clugter zoning and planned residentia development provisions can easily
be adapted to these senior devel opments.
Accessory Apartments — Accessory gpartments are dlowed in the Zoning Bylaw
under Section 4 and are defined as a second dwelling unit located within a
structure congtructed as a single-family dwelling, subordinete in szeto the
principa dwelling unit and separated from it, in a manner that maintains the
gppearance of the gructure as a one family unit. The Bylaw dlowsthe
development of these accessory units as-of-right if they meet certain requirements
(i.e., building permit required, only one accessory unit per property, the accessory
unit not to exceed 30% of the gross floor area of the entire property, the property
must be at least 1,800 square feet including the basement, the accessory unit can
not have more than two bedrooms, the unit must be connected to public water and
sawer, there must be an enclosed stairway to maintain the appearance of the
angle-family home, a least two off-street parking spaces must be made available
for the principa dwelling and one for the accessory apartment) to increase the
number of smdl renta unitsin town, to increase the range of choice of housing in
town, to encourage greeter diversity of the population with particular attention to
young adults and senior citizens, and to encourage a more economic and energy-
efficient use of the town’s housing supply while maintaining the appearance and
character of the town’s angle-family neighborhoods. There has not been much
activity related to accessory apartments, and a number of local leaders contacted
through this project suggested that it is necessary to increase the awareness of
town residents on the availability of this housing option. Part of this educationa
campaign would include a study to determine whether homeowners are interested
in creating such gpartments, why, and what is preventing them from doing so.
The decision to create an accessory unit is very persona, depending upon one's
particular needs and circumstances, and more information on resident attitudes
would be helpful. If both efforts to better inform resdents on the benefits of
accessory gpartments and to obtain information on resident attitudes on the issue
suggest changes in the current regulations, the comprehengve review of zoning
may want to revise the Zoning Bylaw accordingly, along with providing
necessary technical and financia assistance to homeowners if needed.

3. Continue to Capitalize the Housing Trust

Purpose: To secure working capital and subsidy funds for the acquisition and
development of affordable housing in order to adequately respond to market
opportunities asthey arise. The development strategiesincluded in this Plan and those
described in the Community Preservation Program will aso require seed funding to
support predevel opment expenditures.

Timeframe: A wide range of resource development activities regarding both private
and public resources for affordable housing need to remain a priority until adequate
funds are secured.

Estimated Costs. Coststo the Town of Bedford depend on the types and scale of
development projects. However, in order to adequatdy subsdize affordable housing
development, some level of Town resources will likely be required as alocal match.
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Discussions with other communities regarding the success of their affordable housing
initigivesindicate tha it is criticd to have accessible funds available to respond
immediately and effectively to housing opportunities asthey arise. Also, many of the
dtate subsidy sources look to loca matches of funds, either through locd HOME Program
funding, Community Development Block Grant funds (not available to Bedford on an
entitlement bas's), Housing Trust money, Community Preservation Funds, donation of
Town-owned property, or private donations. In order to insure that the Housing Trust is
cgpable of fulfilling its misson — to investigate and implement dternatives for providing
affordable housng — it will need to raise money for project acquisition, project
development and program operations. This can be accomplished through a combination
of town support and private contributions.

The Town of Bedford has dready made impressve headway in securing new resources to
support affordable housing production. For example, the Town is the pioneer in the
implementation of the Community Preservation Act, beng the firda community in the
Commonwesdlth to gpprove a property tax surcharge to secure state matching funds in an
effort to provide resources for the preservation of open space, historic preservation and
affordable housng development. (See Section 111.C.4. for detalls on this funding.) At
leest 10% of the amount raised in the Community Preservation Fund must be committed
to each of the three categories of projects, however, members of the Community
Preservation Committee, which will oversee the commitment of this funding, indicated
that funding was likdy to be spread farly evenly over time among the three categories.
The Town has adso accessed technical assistance funding from the Massachusetts
Housing Partnership to hep determine feashility on severd projects and will need more
of these resources in the future. The Town aso committed $25,000 in support of the
preparation of this Comprehensve Affordeble Housng Plan.  Additional resources to
fund project predevelopment expenses will aso have to be raised.

The Town of Bedford has dso been successful a negotiating concessions from private
developers who agree to incorporate affordable housing units into their developments or
provide funds to capitdize the Housng Trust to support other affordable housing
initigtives  For example, in 1987 the town was involved in the planned resdentia
development (PRD) of 36 townhouse-gtyle units for sde as condominiums as well as the
preservation of seven acres on a 10-acre dste known as 45 Shawsheen Road. The
developer also proposed to set-adde sx of these units as dfordable, having this
affordability managed in perpetuity through the Town of Bedford. These sx affordable
units became the moativating force for forming the Town's Affordable Housng
Committee that shortly dfter evolved into the Bedford Housing Patnership.  The
affordability of these six units is targeted to those earning within 150% of the areas
median income. Recent sdes of the market units ranged from $229,000 to $245,000 for
the two-bedroom units and more than $400,000 for the three-bedroom units as opposed to
the affordable units that would now sdl for approximately $140,000, currently within the
means of someone earning less than $105000 a year. Additiondly, the Board of
Sdectmen was successful in gaining financid concessions worth $365,000 from a private
developer when the Town agreed to rezone resdentiad property to industrid for a
particular project dong Middlesex Turnpike.  This funding is being dedicated for future
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affordable housing development through the Housing Trust, the first $25,000 directed to
the Duplex Housng Task Force. Another attempt at securing private resources for
affordable housing development emanated from a regulation enacted in the 1980's that
required private developers to alow the Town to purchase a portion of the development
dgte within an 18-month period (Articdle 39 of the Generd Bylaws). The amendment
included a formula that specified the amount of land to be consdered for acquistion and
enabled the Planning Board to sdect which piece it wanted. The Town has never
acquired any property through this provison, primaily because it had to pay market
vaue without any discount for the property and receive Town Meseting gpprovd for each
acquisition. For one project the Town agreed to asmdl payment in lieu of the purchase.

In addition to resources through the Community Preservation Fund and individua project
negotiations, the Town of Bedford should consder the enactment of inclusionary zoning
— as a policy or bylaw — to further endow the Housing Trugt. Inclusonary zoning insures
tha any new development project over a cetan Sze would include a set-adde in
numbers of affordable units or cash payments in lieu of units to support the creation of
affordable housng. Bedford has a draft zoning amendment under consideration by the
Boad of Sdectmen regading the incluson of affordable housng in any mixed-use
development built in an industrid area, and this is a good sep forward. However, a
zoning bylaw that would require affordable units in any project involving resdentid
devedlopment, outsde of the comprehensive permit projects that dready include an
affordable housing requirement, would be more far-reaching.

Sevard nearby communities have up to $1 million in their coffers to support affordable
housng devdopment, acquired through inclusonary zoning. Many communities in the
Boson area have redized the benefits of inclusonary zoning through the accumulation of
funding to be used, as needed, for investment in affordable housng development efforts.
This funding was the result of payments in lieu of afordable units when the deveoper
was unable to indude units within the proposed development. While most communities
prefer actud affordable units to cash, they recognize how useful it is to have cash on
hand with few grings attached. For example, the Town of Lexington accumulated $1
million through two private developments, enabling the Town to embark on a scattered-
gte, new condruction program on Town-owned properties.  Brookline has aso received
more than $1 million in payments through its indusonary zoning bylav and this past
year acquired a property for affordable housing development. The Town of Westwood
received $440,000 in cash, and Watertown raised $30,000 to conduct preliminary
feashility tests on two properties it is acquiring to convert to affordable condominiums.
Cambridge enacted an inclusonary zoning ordinance severa years ago and has redized a
gndl deady dream of new affordable units produced.  Ther ordinance dsrongly
discourages payments in lieu of units. Nevertheess, through a linkage ordinance the city
has more than $600,000 available in its Affordable Housing Trust and ancther $3 million
to $5 million anticipated over the next five years. Somerville has dmog a hdf million
dollars available in its Affordable Housing Trug, largdy from linkage funding.

The Town of Bedford has also been credtive in actively seeking opportunitiesto raise
funds for the Housing Trust from private sector donations. This has been accomplished
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to date through the sdle of house pins, the donation of prints that were sold by auction for
amog $3,000, fundraising events such as dinners, and plate offerings from locd
churches. This process of securing private support not only provides financid benefitsto
further capitalize the Housing Trug, but dso isavehicle for railsng awareness of the
affordable housing issue and generating interest and politica support for the Housing
Trust and affordable housing initiatives. Possble fundraising ideasinclude the

fallowing:

Explore additiond support fromlocal clergy. Faith-based affordable housing
initiatives are widdly viewed as effective, as reported by the organization World
Vison.®> A spedific plan of faith-based action should be devel oped and proposed
to Bedford clergy within the next year. For example, churches could be requested
to contact the Housing Trust when considering the sdle of any church-owned
property prior to putting it on the market. In-kind donations could be made by
local churches by involving parishionersin providing housing related services,

such asraking the leaves or shoveling snow for the elderly or disabled.
Additiondly, loca congregations can get involved in the Duplex Conversion
Project and possible new housing development through Habitat for Humanity. It
islikdly that Habitat for Humanity would be interested in building housing in
Bedford and could work with the Town, Housing Trugt, and local churcheson
locating a Town-owned or donated privately owned lot(s) to build new homes for
sdeto income digible firg-time homebuyers.

Attempt to raise money from private individual donors through direct solicitations
planned very carefully including who makes the request, how it is presented and
for what amount of money. Bedford has aready redlized some successin this
area through an individud’ s donation of two prints that were sold a auction, the
proceeds made avallable to support affordable housing initiatives in town.
Donations could be made anonymoudy or donors could be publicly honored for
their support. A private donor could also purchase a property for the Housing
Trugt, to be repaid for some or al of the investment upon project completion, as
was dore for a project in Winchester. Also, in Weston alocal couple donated part
of their property for the development of affordable housing.

Congder an annual appeal through adirect mailing to town residents. The town
of Winchester, through a nonprofit organization, receives between $5,000 and
$10,000 annudly through such an effort with amailing list of approximately

1,200 names.

Raiselocd awareness and promote community building around the issue of
affordable housing through avariety of special programs. For example, the
Duplex Housing Task Force s effort to purchase and rehab a duplex property for
eventud sdeto afirg-time homebuyer is meant to provide avehicle for locd
residents to provide hands-on support for affordable housing, through sweet
equity or some other contribution. Bedford has aso experienced some success
from fundraising events and additiona socid functions should be organized to
benefit the new Housing Trust. Events for congderation include an Affordable

5 Shabecoff, Alice. Rebuilding Our Communities: How Churches Can Provide, Support, and Finance
Quality Housing for L ow-Income Families, World Vision: Monrovia, Caifornia
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Housing Day with atown picnic, athletic events, speskers, etc. Alternaivdly, it
might be an evening party sponsored by aloca bank or corporation. These events
should be particularly directed to the business community. Another option might
be to reach out to students and engage them in affordable housing related
activities from collecting spare pennies to providing services as part of the High
School’s Community Service Program. Presentations on affordable housing

could aso be made in schools and reinforced by some activity that dlows

students to see how their contributions are being spent. Once again, while such
efforts might not produce substantia sums of money for affordable housing, they
neverthel ess raise awareness and persond investment in the issue.

4, Promotethe Creation of Accessory Apartments

Purpose: To encourage the development of accessory apartments by providing
information to town residents regarding their benefits and regulatory requirements,
studying resident attitudes on the issue, and exploring means of providing technical and
financid assstance if warranted.

Timeframe: The Housing Partnership should designate, within the next year, a
committee to work with the Council on Aging and other Town officids on an
educationa campaign to promote the creation of accessory gpartments, including a
study of resident attitudes on the issue, the evaluation asto what, if any, condraints
may exist to their development and how these obstacles could be best addressed
through zoning changes or technicd and financia assistance to resdents.

Estimated Costs: Volunteerswill conduct most of the work, however, some Town
gaff timeislikdy in organizing educationd outreach on the issue, undertaking

research into resident attitudes, and producing and distributing informetion/meaterids

If the Housing Partnership committee determines that some level of financid assstance
is required to meet important housing needs, the committee will develop
recommendations for presentation to the Housing Partnership and then to the Board of
Sdectmen. These recommendations may involve some technica and financid
incentives that would likely require Town resources.

Accessory units are hdpful in meeting a number of public policy objectives. Fird, they
enable homeowners to capture additiond income, which is particularly important for
elderly homeowners or single parents where such income may be criticd to remaning in
their homes.  Also, without the flow of income from an accessory gpartment, some young
families or moderate-income households might not be able to afford homeownership.
Second they provide appropriately Szed units for growing numbers of smdler
households.  Third, accessory units are inexpensve ways of increasing the rental housing
dock less expensvely then new condruction and without dgnificant impact on the
aurrounding neighborhood.  And the creation of accessory units does not require
additiond town services such as dreets or utilities or involve the loss of open space.
Fourth, tenants in accessory gpartments can dso provide companionship, security and
savices for the homeowner, from shoveling the sdewdk for an dderly owner, to
babystting for a angle parent.  Fifth, often referred to as “in-law” apartments, they have
offered good opportunities for keeping extended families in closer contact. Sixth, new
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accesory units typicaly generate tax revenue in a locdity because accessory units add
vdue to exiging homes.  Seventh, this past year the Massachusetts House of
Representatives  dlowed severd new types of housng units to count toward a
community’s 10% god including accessory apatments condructed on or after July 1,
2002, pursuant to a locd ordinance or bylaw, and “that is affordable to the occupant” (no
definition provided). DHCD will provide a standard definition of accessory apartments
that can be counted as low- or moderate-income units. Locdities will have to annudly
certify the affordability of each accessory unit to DHCD.

The Town of Bedford recognized the benefits associated with accessory apartments and
amended the Zoning Bylaw to alow them based on the following objectives,

Increase the number of smal dwelling units available for rent in town,

Increase the range of choice of housing accommodations,

Encourage greater divergty of population with particular atention to young
adults and senior citizens, and

Encourage a more economic and energy-efficient use of the town's housing
supply while maintaining the appearance and character of the town's sngle-
family neighborhoods.

Accessory gpartments are defined in Section 4 of the Zoning Bylaw as a second dwelling
unit located within a structure congtructed as a sngle-family dwdling, subordinate in Sze
to the principa dwdling unit and separated fromit, in amanner that maintainsthe
gppearance of the structure as aone family unit. The Bylaw alows the development of
these accessory units as-of-right if they meet certain requirements (i.e., building permit
required, only one accessory unit per property, the accessory unit not to exceed 30% of
the gross floor area of the entire property, the property must be at least 1,800 square feet
including the basement, the accessory unit can not have more than two bedrooms, the unit
must be connected to public water and sewer, enclosed stairways are required to maintain
the appearance of the single-family home, a least two off-street parking spaces for the
principa dwelling and one for the accessory apartment must be made available).

Unfortunatdy, there has not been much activity related to accessory gpartments, and a
number of loca leaders contacted through this project suggested that it is necessary to
increase the awareness of town residents on the availability of this ussful housing option.
This could be done through an insert in the tax bill, postings and scheduled workshopsin
the town’ s senior center, an article in the Bedford Minutemen that focused on examples
in town, and discussons a other forums. Another suggestion was to arrange training for
local contractors on how to do accessory apartments. If areasonable educationa
campaign on this issue does not result in any eevated leve of interest, the town might
look at how other towns are faring with respect to the creation of accessory units.

Part of this educational campaign could aso include a sudy to determine whether
homeowners are interested in cregting such gpartments, why, and what is preventing them
from doing 0. The decision to create an accessory unit is very persona, depending upon
on€e's particular needs and circumstances, and more information on resdent attitudes

86



would be hdpful in determining what, if any, changes may be warranted in the exigting
regulation. If both efforts to better inform resdents on the benefits of accessory
gpartments and to obtain information on resdent aititudes on the issue suggest changesin
the current regulations, the comprehensive review of zoning may want to revise the
Zoning Bylaw accordingly, dong with providing necessary technicd and financid

assi stance to homeowners to Spur accessory unit conversions. Such assistance could
include technica workshops and individua counsdling from the Building Department on
requirements, plans and cogts; tax relief for some period of time such as an amnesty
period that no new taxes would be levied despite an increase in assessed value with the
accessory unit or even atax reduction; and a subsidy to cover a portion of the costs of
creeting the accessory unit.

5. Participate in the State’ s Soft Second Loan Program

Purpose:  To provide firgd-time homebuyers in Bedford with the affordable mortgage
financing option of the state' s Soft Second Loan Program.

Timeframe:  During the next year a committee of the Housng Partnership or Housing
Trust should be designated to insure Bedford's participaion in the Soft Second
Program. The committee should hold discussons with Cambridge Savings Bank and
other lenders concerning ther interest in processng mortgages in connection with the
sate's Soft Second Loan Program and apply to the dtate at the earliet convenient
funding round.

Estimated Costs. This program does not involve any sgnificant outlay of loca funds

as mogt of the adminigtrative work in connection with the Program is coordinated by

the Massachusetts Housing Partnership Fund and participating banks. The state

gpplication is very straightforward and easy to prepare, however, some Town staff
participation in this application processis likely.

The Massachusetts Housing Partnership Fund, in coordination with the state's
Department of Housing and Community Development, administers the Soft Second Loan
Program to hdp firg-time homebuyers purchase ahome. The Program began in 1991 to
help families earning up to 80% of median income qudify for a mortgage through a
graduated- payment second mortgage and down payment assistance. Purchase price
limits are $180,000 for a condominium or single-family home, $225,000 for a two-family
home and $270,000 for athree-family property. Participating lenders originate the
mortgages which are actudly split in two with a conventiond first mortgage based on

75% of the purchase price, the soft second mortgage for 20% of the purchase price (or
$20,000 if greater) and a requirement from the buyer of a 5% down payment. Borrowers
do not need to purchase private mortgage insurance that would typically be required with
such alow down payment, thus saving the buyer significant sums on a monthly basis.
Program participants pay interest only on the soft second mortgage for the first ten years
and some digible buyers may qudify for an interest subsidy on the second mortgage as
well. Additionaly, some participating lenders and communities offer grants to support
closing costs and down payments and dightly reduced interest rates on the first mortgage.
Loca governments and community-based organizations are typicdly involved in the
program through homebuyer counsding and training programs, and while thisis not
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essentid, it would be beneficia to program participants to have access to such counsdling
sessonsthat are conducted by aloca bank or nearby nonprofit organization. Thiswould
require very little effort on the part of the town, just the need to identify ongoing efforts

in fairly close proximity to Bedford and to formaize linkages and referrds to these

programs for program participants, largely through participating bank(s).

The stat€'s Department of Housing and Community Development issues a Notice of
Fund Availability gpproximatdy twice ayear that municipaities can respond to if they
wish to participate in the Soft Second Loan Program. The Town must submit a letter of
interest to DHCD, sgned by the highest eected officid, that explains how the program
would work in the locality, states that the town has talked to the Massachusetts Housing
Partnership Fund and understands the program, commits to providing homebuyer
education from a nonprofit organization, indicates a willingness to market the program to
some degree to locd residents, and offers letters of support from local banks regarding
their willingness to provide mortgages through the program in Bedford. Following an
award |etter to the Town, thereis very little adminidirative oversght required of any
participating municipaity as the responsihility is primarily invested in MHP and locdl
participating banks.

While the cogts of purchasing ahomein Bedford are typically outside of the Soft Second
Loan Program limits, there are till some smal homes in Bedford where the purchase
prices are gill below the program maximums. Moreover, those homeownership projects
sponsored by the Bedford Housing Trust are likely to benefit from the availability of
more affordable mortgages. Such projects could include a Duplex Housing Task Force
initiative or the purchase and refinancing of the affordable Shawsheen Ridge
condominiums in the short-term.  Also, existing affordable units at Shawsheen Ridge and
Bedford Meadows would be likely candidates for such financing.

B. Development Strategies

Those projects included in the Two-Y ear Action Plan include efforts that are dready in
the planning stage. Housing devel opment takes time and the process of bringing a
project to congtruction typicaly takes more than a year, often severd years when multiple
layers of subsidies are required, when site control issues become problematic, and when
multiple regulatory approvas are necessary. Therefore, the projects included in the Two-
Year Action Plan are those that can potentidly be under congtruction by the fal of 2003
and indude the Village at Springs Brook, the conversion of a duplex into affordable
condominiums through the Duplex Conversion Project, the acquisition of condominium
units to be resold with deed retrictions through the Condo Buy-down Program, the
potential redevelopment of the Blake Block, and the development of rental housing on
the corner of Great Road and Lane Avenue (East Village Project).

1 Property 1 (Village at Springs Brook) — Mixed-income Rental Project
(Massachusetts Housing Partnership Fund’s Permanent Plus Program with
private financing and Community Preservation Funds)

Project Description: The Housng Partnership has been working with the
Veterans Adminigration on a 1.2-acre Ste that currently includes a parking lot
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and fidds. With MHP technica assstance funding the Housing Partnership has
hired a consultant to prepare a business plan that will describe the development of
housing on this Ste, referred to as the Village a Springs Brook. Of the ten renta
units under congderation for this development, at least four would be financed as
affordable. Current plans are to construct three separate buildings for the project.
Financing for the project is expected to include private congruction financing
from Cambridge Savings Bank and the Massachusetts Housing Partnership’s
permanent mortgage financing through an enhanced Permanent Plus Program.
The Community Preservation Fund has been identified to provide necessary gap
financing in a projected amount of $300,000.

Timeframe: It is expected that the business plan will be submitted by mid-
November to the Housing Trugt, which will then deliver it to the Veterans
Adminigraion. This plan must be sent to VA headquarters in Washington, D.C.
for approva before the VA can convey the property to the Town of Bedford ona
sole source basis. The VA isnot alowed to sdl its property but will provide a
long-term lease at favorable terms. It is estimated that this VA approva process
will take aslong asthree to nine months. Following this arduous property
disposition process when site control is secured, the Town should prepare a
Request for Proposals to bring in a builder/devel oper to findize plans and cogts,
secure dl required financing, obtain regulatory approvas and begin congtruction.
If VA approva is secured by early summer of 2002, the project should be able to
begin construction by spring of 2003.

Estimated Costs:

Uses Sour ces
Acquisition Costs | $0 Permanent Loan $300,000
Hard Costs ($110) | $1,100,000 MHP $800,000
Soft Costs $ 300,000 CP $300,000
Tota $1,400,000 Tota $1,400,000

Total Development Costs/Unit = $140,000

Tota Subsidy/Unit = $30,000 (Community Preservation Funds)

Development Goals and Objectives Achieved: Target development projectsto
those areas of town most ble to transportation, goods and servicesto
minimize further traffic congestion (MBTA bus sarvice through VA campus);

look to areas of town that could accommodate higher housing densities such as
indugtrial, commercid or other primarily nonresidential areas, and look for
opportunities to obtain land or other resources for free or at below market values
or from owners who are sympathetic to affordable housing issues.

2. Duplex Conversion Project — Affordable First-time Homeownership
(Project financed through sales and multiple sources of subsidies including the
Community Preservation Fund)

Project Description: The Bedford Housing Trust has been exploring the option

of purchasing atwo-family home, making the necessary moderate improvements
and converting it to affordable condominiums with deed redtrictions to insure
long-term affordability. Since the spring of 2000, the Housing Trust designated a
Duplex Housing Task Force to coordinate the necessary arrangements to make
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this purchase/rehab project aredity, acquiring itsfirst housein 2001. The Task
Force envisonsthis project not only as ameans to create more affordable housing
in town, but so asaway of building community around the issue of helping
others.

To date, more than $25,000 has been raised from community donations, and the
Bedford Housing Trust committed another $25,000 from an advance of the

$365,000 commitment made to the Housing Trust by The Gutierrez Companies as

part of the negotiations for the development of their 79-acre commercia project

aong the Middlesex Turnpike. Thisfunding will be used for the down payment

to acquire atwo-family house. The Town isdso conveying an undersized Town-
owned vacant parcel at 9 Houlton Street to the Housing Trust to be used as

collaterd in project financing. The Duplex Task Force anticipates selling each

condo for $118,780 making the units affordable to families earning less than

$50,000 annually. Assuming a property acquisition price of $350,000 and
development costs of $225,000, thereis atotal of $575,000 in project costs.
Assuming combined sales prices of $237,560, thereis a gap of dmost $337,440,

or $168,720 per unit requiring program subsidies from a variety of sources such

as The Gutierrez Companies commitment and the Community Preservation Fund.

The Town is in the find dages of conveying 9 Houlton Street to the Housing
Trugt, and the Task Force should be in postion in the very near future to acquire
its firsd two-family house. A likdy source of two-family units is Bedford
Gardens, however, the Task Force will look throughout town for the best ded it
can negotiate.  Certainly the future acquisition of a number of properties packaged
in one development project should be strongly considered.

Timeframe: Assuming that the Duplex Task Force acquires a property in early

2002, interior repairs could begin this winter and exterior improvements could be

made this spring for early summer occupancy. The Duplex Task Force will need

to determine the specifications and costs associated with the necessary repairs and
close on congruction financing in early 2002. If significant sweet equity will be

built into the project, the Task Force must insure there is adequate construction
supervison and provide necessary coordination. The Task Force will aso haveto
establish a marketing/outreach effort, gpplication process and pre-qudification

process for interested purchasers as well as alottery system to select the new first-

time homebuyers.
Estimated Costs:

Uses Sour ces
Acquidgtion Costs | $350,000 Sales $237,560
Hard Costs $125,000 Subsdies $200,000
Soft Costs $100,000 CP $137,440
Tota $575,000 Tota $575,000

Tota Development Costs/Unit = $287,500
Total Subsidy/Unit = $168,720 (Community Preservation Funds and other
sources)
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Projected sales price = $118,780 (affordable to someone earning approximately
$47,500 annualy based on participation in the state’ s Soft Second Loan Program
and other assumptionsincluded in Section IV.)

Development Goals and Objectives Achieved: Look for affordable housing
opportunities that will make few changesto the built or natural environment such
as the refinancing of existing housing or the creetion of accessory gpartments.

3. Condo Buy-down Program — Affordable First-time Homeownership
(Financing from sales and the Community Preservation Fund)

Project Description: In September of 1986, John Callahan, a Trustee of
Meadowbrook Redty Associates, and Michagl Calahan and William Calahan
applied to the Bedford Planning Board for a specid permit to construct a planned
resdentiad development (PRD) on a 10-acre site known as 45 Shawsheen Road.
Built in 1987, the project involved the development of 36 townhouse-gyle units
for sale as condominiums as well as the preservation of seven acres of open space.
The devel oper aso proposed to set-aside six of these units as affordable, having
this affordability managed through perpetuity through the Town of Bedford. In
fact these S affordable units became the motivating force for forming the

Town's Affordable Housng Committee that shortly after evolved into the

Bedford Housing Partnership. The affordability of these Six unitsis targeted to
those earning within 150% of the ared s median income. Recent sdes of the
market units ranged from $229,000 to $245,000 for the two-bedroom units and
more than $400,000 for the three-bedroom units as opposed to the affordable units
that would now sdll for gpproximately $140,000, currently within the means of
someone earning approximatey $105,000 per year. Unfortunately, a the time of
this development the state had no mechanism in place to alow affordable units,
created without state or federa subsidies, to be counted as part of the 10%
gandard. Subsequently, the Sate established the Locd Initiative Program that
would alow units that are made affordable through internd subsidiesto be
counted if they are processed through a comprehensive permit and receive DHCD
technica assstance.

This program involves purchasing market rate or restricted units (those units set-
aside at the Shawsheen Ridge project as affordable) as well as potentialy other
condominium unitsin Bedford, subsdizing the units to affordable prices, and
sling them to qudified families with requisite deed redtrictions to protect long-
term affordability and to enable the units to be included in the town’ s affordable
housing inventory. Community Preservation Funds will be used to fund the gep
between market or restricted prices and affordable sales prices. DHCD's Local
Initiative Program will dlow units that are made affordable through Community
Preservation fund subsidies to be counted if they are processed through a
comprehensive permit and receive DHCD approva and technica assstance.
Timeframe: Funding for this project will start immediately and proceed
incrementaly as units become available. When a condo is placed on the market
the Housing Trust will acquire it, gpply to participate in DHCD’s Locdl Initiative
Program, make any necessary improvements and resdll the unit with appropriate
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deed restrictions to income digible purchasars. The Housing Trugt will insure

that the unit remains affordable in perpetuity and is counted as part of Bedford's
affordable housing inventory. The Housing Trust will also have to establish a
marketing/outreach effort to attract digible purchasers, manage an application and
pre-qualification process for interested purchasers, aswell as coordinate alottery
system to select the new firgt-time homebuyers.
Estimated Costs 1. Based on the acquisition of Sx market rate condominiums,
the estimated costs are as follows -

Uses Sour ces
Acquigtion Costs | $ 1,650,000 Saes $712,680
Hard Costs $15,000
Soft Costs $15,000 CP $967,320
Totd $1,680,000 Totd $1,680,000

Tota Development Costs/Unit = $280,000

Tota Subsidy/Unit = $161,220 (Community Preservation Funds and other
SOUrces)

Projected sales price = $118,780 (affordable to someone earning approximately
$47,500 annualy based on participation in the state’ s Soft Second Loan Program
and other assumptionsincluded in Section 1V.)

Estimated Costs 2: Based on the acquisition of Sx affordable condominiums,
such asthose at Shawsheen Ridge, the estimated costs are as follows -

Uses Sour ces
Acquistion Cods $ 840,000 Saes $712,680
Hard Costs $15,000
Soft Costs $15,000 CP $157,320
Tota $870,000 Tota $870,000

Tota Development Costs/Unit = $145,000

Tota Subsidy/Unit = $26,220 (Community Preservation Funds)

Projected sales price = $118,780 (affordable to someone earning approximately
$47,500 annually based on participation in the state’ s Soft Second Loan Program
and other assumptionsincluded in Section IV.)

** 1dedlly, the project will involve primarily the affordable units, resulting in a
considerable savings of Community Preservation Funds required. However, some
combination of affordable and market rate units may be likdly.

Development Goals and Objectives Achieved: Look for affordable housing
opportunities that will make few changes to the built or naturd environment such
asthe refinancing of existing housing or the creation of accessory apartments.

4, Blake Block — Mixed-use Residential/Commercial Project/Rental Housing
(Project to be financed privately and may be processed through a comprehensive
permit as part of the Local Initiative Program)

Project Description: Planning is underway for the rebuilding of what has been
referred to as the Blake Block, located on Great Road between Springs and

Fletcher Roads. A plan for the redevelopment of this property was brought before
Town Meeting last March, where it was denied by avery smdl margin. While

most Bedford residents perceive a need to improve this block, debate continues

92




over the size and overdl character of any redevelopment effort. The owners of
the property, Bruce and Dotty Blake, are currently consdering dternative
development plans, and representatives from the Town and abutters had been
mesting regularly to come to some agreement on the design and scae of the
project and regulatory process. These meetings stopped due to alack of progress,
however, several development strategies had been discussed. Firg, the entire
property, including the wooded lot, parking and building could be rezoned
through one gpprova process. The new building development dong Great Road
could include commercia uses on the ground floor with housing above, including
affordable housing. The second dternative isto process the project in two parts,
with commercia on the front part of the Site and housing on the rear, to be
developed through a comprehensive permit through the Locd Initiative Program
alowing somewhat higher dengty.

More recently, the Blakes have proposed another project involving the
resdentialy zoned 25,000 square foot parcel that they own aong Springs Road
behind their commercid building. The Blakes are proposing twelve to sixteen
units of renta housing in one building, reminiscent of an old inn. The project
would be processed through the Loca Initiative Program (LIP) with an affordable
component and market rate rents below typica market rents for new renta units.
Timeframe: If the owner and Town representatives come to some agreement
regarding an gppropriate plan for the mixed- use property, the owner will be able
to finalize plans and cogts, secure necessary regulatory gpprovas and financing
and begin congruction probably within the next year. If however the owner and
Town are unable to agree on the plan for the development, the owner will have to
walit two years before he can bring the project to Town Mesting for approva. The
recently proposed residentia project could proceed quickly, with the Blakes
preparing plans and specifications over the next severa months, obtaining
necessary gpprovas and financing, and beginning congtruction within the year.
Estimated Costs. Thereisno agreed upon plan on which to estimate costs as of
yet for the mixed- use component, and the Blakes are currently preparing plansto
cost-out the residentid piece.

Development Goals and Objectives Achieved: Target development projectsto
those areas of town most accessible to transportation, goods and servicesto
minimize further traffic congestion; insure that development projects will
complement existing historic digtricts; and look to areas of town that could
accommodate higher housing dengities such as industrial, commercid or other
primarily nonresdentid arees.

5. East Village (Great Road and Lane Avenue) -- Mixed-income Rental
Project (To be privately financed; project proposed to be developed through
Chapter 40B comprehensive permit process through the state’s Local Initiative
Program.)

Project Description: Another recent project has been proposed as a potential
comprehensive permit through the Loca Initiative Program (L1P) involves Greet
Road between Lane Avenue and Loomis Street. This Site, due to its proximity to
transportation and other services along Great Road, has been explored as a
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VI.

possible affordable housing site multiple timesin the past. James Barr recently
purchased the property for development of a single-family home for which the
parcd iszoned. However, Mr. Barr discovered that the project was infeasible for
sngle-family development given the rdatively high acquigtion price. He
subsequently prepared a conceptud plan for the development of Six rental unitson
the site and presented these plans before the Bedford Housing Partnership,
looking for feedback and some indication of genera support for the LIP proposal.
The Housing Partnership gave Mr. Barr the initid go-ahead to begin pursuing the
project through LI1P and further suggested that Mr. Barr look into increasing the
densty somewhat. Based on eight new units of housing in the project, at least
two of the units would have to be affordable and would be digible for indusionin
the town'’ s affordable housing inventory.

Timeframe: If the owner pursues this project diligently, develops plans and costs
that will be acceptable to the Town and loca community, secures the necessary
financing, and obtains the required locd (comprehendve permit) and state
approvals (required to participate in the Locd Initiative Program), he could
conceivably redize a condruction Sart within ayear’ stime.

Estimated Costs. The owner is currently preparing plans and cost estimates.
Development Goals and Objectives Achieved: Target development projectsto
those areas of town most accessible to trangportation, goods and servicesto
minimize further traffic congestion; look to areas of town that could

accommodate higher housing densities such asindustrid, commercid or other
primarily nonresdentia areas, and try to create smal mixed-income communities
for rental projects of 8 or more unitsin any one location.

FIVE-YEAR ACTION PLAN

The Fve-Year Action Plan suggests a zoning amendment to the Zoning Bylaw to dlow
Senior Residential Developments (also known as Over 55 Housing), which does not
require immediate atention but should be added within the severa years as an additiona
affordable housing tool that the town might want to promote given the pressing need for
affordable housing dternatives for seniors. The affordable housing projectsincluded in
this Action Plan project another gpproximately 34 units of new affordable housing. The
develop strategies are largdly focused on Town-owned property that involve some
sgnificant obstacles for resolution. It islikely that one or two of these projects may not
be feasble within the five-year timeframe and three privately owned sites are aso offered
as reasonable dternatives. These projectsinclude:

190 Springs Road

34 Fayette Road

447 Concord Road

Three privately owned Sites as dternatives

Regulatory Strategies
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1. Enact a Zoning Amendment to Allow Senior Residential Devel opments

Purpose: To promote an attractive housing aternative for a maturing population and
to enable this population to remain in town. There is a demonstrated need for
increased housing options for the town's seniors.

Timeframe: The zoning amendment could be drafted and passed during the next
severd yearsto enable the Town to secure interest from potentia developer(s) for a
project to be in place by 2005.

Estimated Costs. Itislikely that asenior resdentid community can be developed at
market prices without any significant outlays of loca resources. However, it would
be advantageous to consder the use of internd subsidiesto create some affordable
units within the project or the infusion of other subsdiesto establish agreater mix of
incomes.

There are compelling reasons for communities to cregte enclaves of new single-family
housing that specifically address the needs of senior citizens. Such new developments
are now generaly referred to as Senior Residential Communities (aka Over 55 Housing).
Other municipalities have enacted ordinances to provide guidelines for these projects and
to enable such development to occur. The purpose of these developmentsis to promote
dternative housing for a maturing population that accomplishes the following:

Reduces resdents hardships regarding property maintenance as such work
becomes the responsibility of the development (Homeowners Associ ation)
supported by monthly maintenance fees.

Reduces demands on municipa services as residents do not have young children
to send to local schools.

Promotes flexibility in land use planning to improve ste layouts, safety,

protection of natura amenities and environmental concerns, and utilization of

land in harmony with neighboring properties. Ordinancestypicdly involve a
zoning overlay that releases the project from the typica dictates of existing
zoning.

Allows seniorsto live in close proximity to each other, enjoying shared
recregtiona amenities.

Opens-up housing opportunities for families looking for larger homes that become
vacated when seniors relocate to the new devel opment.

Enables seniors who are Sgnificantly over-housed and over-taxed by the financid
demands of larger homes to find aternative housing within the town a amore
affordable cost.

Key components of ordinances pertaining to senior residential developments include the
following:

The proposed site contains at least five acres,

The housing isindividualy owned by at least one person who is 55 years of age
or older and no more than one person who is under 55 years of age;

95



The dteisreasonably protected from traffic;

All open space parcels, together, are not |less than 30% of the total project area
and serve passive recregtiond purposes with wetlands quaifying as open space;
The open space areas are contiguous and have at least 20 feet of handicapped
accessible frontage on each right-of-way and an interna drive to conserve large
blocks of undisturbed land;

Thereisamaximum of five to ten dwelling units per acre;

There is amaximum number of bedrooms per dwelling unit of two;

Dwelings may be provided as detached single units or attached in groups of
severd units|ocated Sde-by-side.

Each dwelling unit includes one exterior parking pace;

Maximum building height is one tory, however, 2 story units may be dlowed in
exchange for providing smdler building footprints for dwelings

No more than 20% of the maximum number of dlowable dwdling units can have
less than two bedrooms;

The positions of the buildings must be staggered a aminimum of 10 feet dong
each right-of-way, preferably in anon-regular pattern;

Attached garages are dlowed on individudly-owned parcels but not storage-type
sheds;

Clubhouses, swvimming pools, tennis courts, cabanas, Sitting areas, gazebos,
trellises, walking paths, planters, community gardens, storage and maintenance
structures are alowable and can be calculated as part of the open space
requirement;

All buildings must be developed to be architecturaly harmonious but with
vaiationsin facade, roof lines and interior layouts;

Landscaped buffers dong the periphery of the devel opment;

Rights-of-way and utility services will be considered as private;

A Homeowners Association will be responsible for maintaining the common
areas to be funded by fees from residents; and

Approvd of the development will be processed through a specid permit and site
plan review.

The Town of Bedford should consider drafting such an ordinance during the next severd
yearsto secure interest from potential devel oper(s) and have a project on line by 2005.

B. Development Strategies

Those development opportunities included in the Five-Y ear Action Plan relate to projects
that meet many of the development goas and objectives listed above in Section IV. and
can go into the planning stage within the next severa years to be completed prior to the
end of 2006. Unit projections are best guesses based on very incomplete Site condition
information, and the proposed financing isillustrative of the range of project types that
will be developed in recognition of wide-ranging affordable housing needs. These
projects are a so summarized in the Town's Community Preservation Program and
indude the following:
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1 190 Springs Road — Mixed-income Rental Project (To be financed
through private lenders with subsidies from the Community Preservation Fund

and other sources.)

Project Description: 190 Springs Road is a Town-owned parcel and includes
Department of Public Works storage garages. The parcel aso has wetlands, an
unbuildable knoll, and a deed redtriction requiring recregtiona use that would
have to be reversed through astring of local, state and federd agpprovals.
Nevertheless, because of its Sze, 355,000 square feet, the Town should
thoroughly review the potentia for new housing development. This parcd could
accommodate both rental and homeownership; however, a proposed development
option isthe production of 15 rental units with a least 25% affordability.
Timeframe: The Housng Trudt is hiring a consultant to undertake a feasibility
andysswith technicd assistance funding from the Massachusetts Housing
Partnership Fund. If the project is determined to be feasible, the Housing Trust
will solicit interest from qualified developers through a Request for Proposasto
undertake the development project, completing plans and budget, financing
gpplications, and congruction. The Town would transfer ownership of the Steto
the developer for eventud lease back or sde to the future ownership entity.

Estimated Costs:

Uses Sour ces
Acquistion Cods $0 Perm Loan $750,000
Hard Costs $1,500,000 Subsidy $750,000
Soft Costs $750,000 CP $750,000
Tota $2,250,000 Tota $2,250,000

Tota Development Costs/Unit = $150,000

Total Subsidy/Unit = $100,000 (Community Preservation Funds and other
subsdies)

Development Goals and Objectives Achieved: Target development projectsto
Town-owned properties to take advantage of parcels that will have discounted or
nomind acquigtion cogts.

2. 34 Fayette Road — First-time Homeowner ship (To be financed through a
private construction loan and per manent mortgages, subsidized by the
Community Preservation Fund. This may also be an excellent site for
development through Habitat for Humanity.)

Project Description: Thisparce isowned by the Town and islocated in a
neighborhood where neat, small homes predominate. A first-time homebuyer
project with four affordable new homes would fit in well with the surrounding
properties. The Land Evauation Committee of the Housing Trugt listed the Site as
somewhat promiang asit isreaivey smdl, 30,517 square fegt, and is currently
being used for a playground.

Timeframe: The Housing Trust should eva uate the use and condition of the
playground and have discussions with neighborhood residents concerning their
dispogition to putting new homes on the site. If there is support for an affordable
homeownership project, the Housing Trust should solicit interest from qualified
devel opers through a Request for Proposals to undertake the development of the
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new homes, completing the feasibility andys's, plans and budget, financing
goplications, and congtruction. The Town would transfer ownership of the Siteto
the developer for eventua sde to new firgt-time homebuyers. The Housing Trust
will dso have to establish a marketing/outreach effort to attract digible
purchasers, manage an application and pre-qudification process for interested
purchasers, aswell as coordinate alottery system to select the new firgt-time
homebuyers. The other option isto reach out to Habitat for Humanity to
determine the level of interest in building housing sponsored by this organization
in coordination with area churches.

Estimated Costs:

Uses Sources
AcquisitionCosts | $0 Home Sales $418,000
Hard Costs $400,000 Subsidy $0
Soft Costs $200,000 CP $182,000
Tota $600,000 Tota $600,000

Total Development Costs/Unit = $150,000

Totd Subsidy/Unit = $45,500 (Community Preservation Funds, HOME funds)
Purchase Price = $104,500 (affordable to someone earning approximately

$28,000 annually based on participation in the state’ s Soft Second Loan Program
and other assumptionslisted in Section V)

Development Goals and Objectives Achieved: Target development projectsto
Town-owned properties to take advantage of parcels that will have discounted or
nomina acquisition cods.

3. 447 Concord Road — Mixed-income Rental Project (Financed through a
private lender, the Community Preservation Fund and other sources of public
subsidies such as potentially local and state HOME, Affordable Housing Trust.)
Project Description: — The Town of Bedford owns this parcd, and while it
presents some challenges, it represents a compelling devel opment opportunity
givenitssze. Aspart of the preparations of the 1989 Housing Authority

Inventory, the Massachusetts Historic Commission was asked to ingpect the Site
for potentid Native American artifacts. This Ste visit was inconclusive, dthough
the Commisson indicated that it looked like some of the land had been disturbed
long ago for some reason. The parcel, with 191,664 square feet, has limited
access to Concord Road and dopes down from Concord Road quite abit. It is
also wet at the rear of the property dong the railroad bed. Nevertheless, the site
shows quite a sgnificant potentid for development, particularly if combined with
445 Concord Road that is currently on the market. The addition of this adjacent
ste not only adds land to accommodate more units, but dso improves the access
to Concord Road and the existing sewer line. The parcel at 445 Concord Road
includes an old house. It would be ussful to secure afurther evaluation of the
possible archeologica implications of the Site as soon as possible. This project
could be rental or homeownership, however, one proposed dternative would be to
produce 15 units of rental housing with at least 25% affordability. There have

been some concerns surfaced about this Site's proximity to the Avalon Bay and
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Princeton Properties proposed 40B projects regarding issues of cumulative impact
on this part of the town.
Timeframe: The Housing Trust should contact the Massachusetts Housing
Partnership Fund to seek technical assistance funding to determine project
feasbility including the costs and benefits of purchasing the adjacent property.
Assuming that an affordable housing project is feasible on the Site, the Housing
Trust should solicit interest from qualified devel opers through a Request for
Proposa s to undertake the devel opment project, completing the feasibility
andysis, plans and budget, financing applications, and congtruction. The Town
would transfer ownership of the Ste to the developer for eventud lease back or
sde to the future ownership entity.
Estimated Costs: The following costs assume the development of only the

Town-owned parcel at 447 Concord Road.

Uses Sour ces
AcquisitionCosts | $0 Permanent Loan $750,000
Hard Costs $1,500,000 Subsidy $750,000
Soft Costs $750,000 CP $750,000
Tota $2,250,000 Tota $2,250,000

Total Development Costs/Unit = $150,000

Totd Subsidy/Unit = $100,000 (Community Preservation Funds and other

sources)

Development Goals and Objectives Achieved: Target development projectsto
Town-owned properties to take advantage of parcelsthat will have discounted or
nomina acquistion costs.

Other potential development sites that should be explored as dternatives to the Sites
described above include;

Property 2 — These two Sites are contiguous, one with approximately 235,000
square feet and another small lot of 26,000 square feet without any existing
buildings. An ederly couple owns both parcels. The Housing Trust should
contact the ownersto indicate its interest in potentialy purchasing the parcels

with the intention of building housing. Depending upon the owners response, the
Trust might propose an arrangement to give the Trugt theright of firgt refusal

when the owners decide to .

Property 3 — This property includes an historic house, a large barn and open space
that could potentidly accommodate al three of the missons of the Community
Preservation Fund — to create greater opportunities for open space, historic
preservation and affordable housing. Both the house and barn are deteriorating
and would require substantia repairs. The property is currently on the market for
more than a $500,000 asking price that would have to be negotiated.

Property 4 — Thislong parcel has more than 500,000 sguere feet and involves a
little farm along the railroad bed, including an occupied house. There are some
wetlands. A potentia development configuration would be to subdivide the
property to include the house and wet area as one parce, with the other portion of
the Site developed as affordable housing.
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VIl. LONGER-TERM ACTION PLAN

The Longer-Term Action Plan presents strategies that will take more time to implement
given the amount of lead timethat is required to resolve issues with specific properties.
In regard to regulations, this Action Plan suggests that the Town, over the long-term,
monitor the status of the Bedford Village project to insure that the project remains
affordable despite the possibility of an expiring rental agreement. The devel opment
drategies that are included involve potentialy severd hundred new units of affordable
housing in thefollowing projects.

15 Pine Hill Road

131 Shawsheen Road

An 130,000 sguare foot privately owned parcel dlong Elm Brook

The redevelopment of Depot Park

Refinancing and improvement of an existing development project

Alternatives Stes a 70 Pine Hill Road, in industrid zones, within the Middlesex
Community College campus, as part of an existing condominium project, and
other parcels with current use restrictions.

A. Regulatory Strategies

1. Protect the Long-term Affordability of Expiring Use Projects

Purpose: To monitor the status of the Bedford Village project and to intervene if
necessary to maintain the long-term affordability and habitability of dmost 100
units of housng.

Timeframe: Ongoing staff or volunteer time of Housing Partnership membersto
monitor the status of the Bedford Village project to insure that the owner is not
planning to prepay the mortgage and terminate the rental agreement that maintains
affordability. In such acase, further Town resources aswell as other sources of
financing may be required to refinance the project to protect affordability and make
necessary improvements. Additiondly, prior to the expiration of the rerta
agreement in 2018, an agreement needs to be negotiated with the current owner to
ether sdl the project to another entity, either nonprofit or for profit, which will be
willing to purchase and improve the project with insurances of long-term
affordability or to refinance and voluntarily maintain the affordable component.
Estimated Costs: Town resources, in addition to other state and federal funds, will
likely be required if the current developer decides to prepay the existing mortgage
or when the current rental agreement expiresin 2018 to protect long-term
affordability.

It isimportant for the town of Bedford to increase its affordable housing inventory, but it
is essentid that the town insure that units that fall within its current inventory remain
affordable, in perpetuity if possble. Perhapsthe project most at risk of losing affordable
units over time is the Bedford Village project.
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Bedford Village is a private development built in the 1970's on Dunster Road as part of a
comprehensive permit that was financed by the Massachusetts Housing Finance Agency,
meaking al 96 units affordable under the state definition and providing a sizable portion

of the town’s affordable housing inventory. The project includes 24 low-income units,
48 moderate-income units and 24 market rate units, primarily for families. Bedford
Village was designed as a smdl community with townhouse-style gpartments. The rentd
agreement that keeps the units affordable is due to expire in 2018, and therefore the
project can be referred to as an expiring use project. However, in many cases, after 20
years the developers are alowed to prepay the government subsidized mortgages and
refinance their project. When this occurs the renta agreement expires and the units can
be rented on the private market a sgnificantly higher rentals than those dlowed in the
rental agreements based on HUD's Fair Market Rents.

The town needs to closely monitor this project, likely as part of the work being conducted
by the Housing Partnership. If the owner decidesto prepay the mortgage and terminate
the rental agreement, further Town resources may be required in addition to other sources
of financing to refinance the project to protect affordability and make necessary
improvements. Additionaly, prior to the expiration of the rental agreement in 2018, an
agreement needs to be negotiated with the current owner to either sdl the project to
another entity, elther nonprofit or for profit, which will be willing to purchase and

improve the project with insurances of long-term affordability, or to refinance the project
and voluntarily maintain the affordable component.

B. Development Strategies

The development opportunities included in this Longer-Term Action Plan reate to
projects that meet many of the development goa's and objectiveslisted in Section 1V but
require more significant lead time to conduct project planning and feasibility anayses,
obtain site control, attract interested and quaified developers, secure regulatory approvas
and bring the project to congtruction. The Housing Trust should begin discussions
regarding these development strategies and work with other Town officids and housing
and development professionas to determine priorities and begin project planning. Most
of these projects represent development opportunities that will be completed between
2006 and 2011, however, there are severd projects listed that are likely to take longer
because of deed retrictions or other obstacles. Once again, unit projections are best
guesses based on very incomplete Site condition information, and the proposed financing
isillugrative of the range of project types that will be developed in recognition of wide-
ranging affordable housing needs. Severd of these projects are also summarized in the
Town's Community Preservetion Program.

1 15 Pine Hill Road — First-time Homeownership (To be financed through
private construction loan and per manent mortgages, subsidized by the
Community Preservation Fund and the Federal Home Loan Bank Board's
Affordable Housing Program)

Project Description: The parcd a 15 Pine Hill Road, with 145,926 square feet,
abuts the Town-owned property at 190 Springs Road and also may have a
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considerable amount of wetland. Becauseit isa Town-owned parcel, dl efforts
should be made to investigate its potentia for affordable housing production.

While this Site could accommodate homeownership and rentd, this proposal
suggests 15 units of housing for firg-time homebuyers, dl to be affordable.
Timeframe: The Housng Trust will solicit interest from qudified developers
through a Request for Proposals to undertake the development project, completing
the feasibility andysis, plans and budget, financing applications, and congtruction.
The Town would transfer ownership of the Ste to the developer for eventual lease

back or sale to the future ownership entity.
Estimated Costs:

Uses Sources
AcquistionCosts | $0 Home Sdes $1,567,500
Hard Costs $1,500,000 Subsidy/FHLBB $500,000
Soft Costs $750,000 CP $182,500
Total $2,250,000 Tota $2,250,000

Total Development Costs/Unit = $150,000

Tota Subsidy/Unit = $45,467 (Community Preservation Funds and Federd Home
Loan Bank Board” Affordable Housing Program)

Projected Purchase Price = $104,500 (affordable to someone earning
gpproximately $28,000 annualy based on participation in the state' s Soft Second
Loan Program and other assumptions included in Section 1V.)

Development Goals and Objectives Achieved: Target development projectsto
Town-owned properties to take advantage of parcels that will have discounted or
nomina acquistion costs.

2. 131 Shawsheen Road — Affordable Rental Project for Families (To be
financed by a private lender, Low Income Housing Tax Credits and the
Community Preservation Fund.)

Project Description: Thislarge parcd is owned by the Town and isaformer
sand and gravel pit. While there have been discussions of the needs for cemetery
expanson land and watershed protection for this site, a portion would be idedl for
housing. This proposal projects 20 renta units, dl of them to be affordable to
families earning within 60% of median income.

Timeframe: Assuming that an affordable housing project isfeasble on the Site,
the Housing Trust should solicit interest from quaified developers through a
Request for Proposals to undertake the development project, completing the
feashility andyss, plans and budget, financing gpplications, and construction.

The Town would transfer ownership of the Ste to the devel oper for eventud lease
back or sadeto the future ownership entity. This project may be of some interest
to nonprofit developers, such as the Women' s Indtitute of Housing and Economic
Development or a community development corporation from a nearby town and
would go towards meeting the CHDO requirement for HOME funding (15% of
HOME money to be directed to a nonprofit Community Housing Devel opment
Organization). This project also holds the potentia of layering additiona

subsidy to target some units to very low-income households.
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Estimated Costs:

Uses Sour ces
AcquistionCosts | $0 Permanent Loan $1,000,000
Hard Costs $2,000,000 LIHTC $1,875,000
Soft Costs $1,000,000 CP $125,000
Total $3,000,000 Tota $3,000,000

Tota Development Costs/Unit = $150,000

Total Subsidy/Unit = $100,000 (Community Preservation Funds and Low Income
Housing Tax Credits)

Development Goals and Objectives Achieved: Target development projectsto
Town-owned properties to take advantage of parcels that will have discounted or
nomina acquigition codts.

3. Property 5 — First-time Homeowner ship (To be financed through a private
construction loan and per manent mortgages, subsidized by the Community
Preservation Fund and the Federal Home Loan Bank Board' s Affordable
Housing Program)

Project Description: This more than 130,000 square foot parcel backs directly
onto EIm Brook and does include considerable wetlands as well as an existing
house. It isegtimated that the Ste could accommodate up to 13 housing units
depending upon the actud amount of wetland. This proposd involves housing for
firg-time homebuyers with 100% of the units affordable to households earning
within 80% of area median income and al countable as part of thetown's
affordable housing inventory.

Timeframe: The Housing Trust needs to support the current owners who have
expressed an interest in developing affordable housing. If the owners decide to
develop the property themsdves, the Housing Trust should purchase the property
and solicit interest from qudified devel opers through a Request for Proposals to
undertake the development project, completing the feasibility analyss, plans and
budget, financing applications, and congtruction. In such as case the Town would
transfer ownership of the subdivided ste to the individua homeowners.
Egsimated Costs:

Uses Sour ces
Acquistion Costs | $500,000 Home Sales $1,358,500
Hard Costs $1,950,000 Subsdy/FHL BB $750,000
Soft Costs $650,000 CP $991,500
Total $3,100,000 Tota $3,100,000

Total Development Costs/Unit = $238,452

Total Subsidy/Unit = $133,962 (Community Preservation Funds and other
subsdiesincluding the Federd Home Loan Bank Board' s Affordable Housing

Program)

Purchase Prices = $104,500 (affordable to someone earning approximately
$28,000 annudly based on participation in the state' s Soft Second Loan Program
and other assumptionsincluded in Section IV.)




Development Goals and Objectives Achieved: Look for opportunitiesto obtain
land or other resources for free or a below market values or from ownerswho are
sympathetic to affordable housing issues.

4, Depot Park — Mixed-use Residential/Commercial Village with Mixed-
income Housing (To be financed with a wide range of private and public
resources related to housing, commercial development, economic devel opment,
and transportation and infrastructure resour ces)

Project Description: Redevelopment along the town’'s commercid arteries and
in commercid didricts to include significant new housing production bears closer
scrutiny. For example, a significant opportunity for Bedford is the development
of Depot Park as a mixed-use revitdization area, combining new commercid
enterprises aswell as new residentia opportunities to accommodate a wide range
of incomes and lifestyles— from seniors who desire to live close to services, to
young professondsinterested in feding more apart of adiversevillagelifein
close proximity to amenities such as specidty stores, restaurants, perhaps a
cinema or small theater, and bike paths, and to artists or other business owners
who want live-work spaces that can combine work space with living quarters.
This development can aso grow into a Sgnificant destination place for cyclists
using the town'’ s bike paths. Such development can be accomplished through an
amendment to the Zoning Bylaw that would dlow resdentid usein this
commercid didrict in sufficient dengties to accomplish avillage square vitdity

in support of the historic character of the area.and the work that has been
conducted by the Friends of Depot Park. In addition to existing Town-owned
property, additiona property can be acquired for the redevel opment project
through private acquigition and, if necessary, eminent domain.

Timeframe: The Town should draft a zoning amendment that would alow
resdentid housing in the commercid didtrict in which Depot Park is located,
accommodating reasonable dengties. Following approvd, the Housing Trust
should hire a consultant to conduct a feagibility andysis of the project, looking at
development and design implications. Thiswork could be conducted during the
next severd years so that the Town would be in a position to attract a capable and
interested devel oper to work with the Town in assembling the necessary property
to begin development. 1t may be necessary to do the development in phases. A
wide range of resources would be required including state funds for transportation
and infrastructure improvements — al the more reason for Bedford to begin
producing affordable housing within two years to maintain state Housing
Certification through Executive Order 418 to be competitive for many State
funding programs. The Town should look at other models for this type of
revitaization effort conducted by other municipalities.

Estimated Costs. Because the scae of the project and relative mix of usesis
pure conjecture at thistime, it is difficult to project costs.

Development Goals and Objectives Achieved: Target development projectsto
those areas of town most accessible to trangportation, goods and servicesto
minimize further traffic congestion; make sure that development projects are
designed to be harmonious to the surrounding community and recognize that there
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is no replacement for good design; insure that development projects will
complement existing historic digtricts; look to areas of town that could
accommodate higher densities such asindudtrial and commercia areas or other
primarily nonresidentia areas, and seek opportunities to combine amenitieswith
housing creetion such aslocating recregtiona and retail opportunitiesin close
proximity to new housing where appropriate.

5. Property 6 -- Mixed-income Rental Project (Existing project to be
refinanced through the Massachusetts Housing Partner ship Fund’s OneSource
Program)

Project Description: This project involves a multi-family rentd housing
development, which could use upgrading and would be a naturd addition to the
town’s affordable housing inventory. There may be some potentia for
refinancing the project to make necessary improvements and establish long-term
affordability of the 44 units, adding the property to the town’s affordable housing
inventory towards meeting the state 10% standard.

Timeframe: The Housing Trust should contact the owner to determine the level
of interest in saling or refinancing the project. Given a positive response, the
Housing Trust should contact the Massachusetts Housing Partnership Fund to
secure technical assstance funds to determine project feasbility and interest in
project financing.

Estimated Costs. Acquistion and renovation costs are too difficult to project at
thistime.

Development Goals and Objectives Achieved: Target development projectsto
those areas of town most accessible to transportation, goods and services to
minimize further traffic congestion and look for affordable housing opportunities
that will make few changes to the built or naturd environment such asthe
refinancing of existing housing or the cregtion of accessory apartments.

6. Property 7 — Mixed-income Senior Residential Development with the
possible inclusion of a mix of starter homes for young families with mixed uses
including a senior center, small commercial/convenience stores and recreational
space/athletic fields and open space.

Project Description: This property conssts of two parcelsthat include dmost 3
million square feet, or more than 67 acres, of flat and primarily dry land close to
Hanscom Air Base. Thisisavery beautiful Ste with fields and awooded

periphery. At today’s prices, it is extremey doubtful that the Town can afford to
purchase the entire parcel even with the Community Preservation Fund.

However, a partnership between the Town/Housing Trust and the current owners

or adeveloper is perhaps the most feasible approach to development. The heirs of
the origind owner may be in a position to sdl the property given that the long-

term lease for use of the land is not being extended, thus diminating

approximately $250,000 in annud income. The Board of Sdectmen will be
contacting the owners regarding their intentions for the property. The Housing
Trugt, Board of Sdectmen, Community Preservation Committee, Conservation
Commission, among others need to arrive at some agreesble development options
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to ultimately discuss with the owners and contact developers who have the
experience and financid capacity to implement the Town'svison for the

property. Thisis perhaps the most vauable short-term devel opment opportunity
in Bedford, and the Town should be proactive in insuring that any development
meets local needs.

Timeframe: Discussions between the Board of Selectmen and current owners
should occur as soon as possible to determine the owners' interest in the property
and convey the Town's great interest in redizing amix of important uses on the
gte that fulfill numerous local needs — housing for seniors, recrestiona uses
including a possible senior center and ahletic fields, smal retail stores, and
perhaps sarter homes for young families.

Estimated Costs: A project must be more defined in order to project costs.
Development Goals and ODbjectives Achieved: Seek opportunities to combine
amenities with housing creetion such as locating recreationd, indtitutiond and
retail usesin close proximity to new housing where gppropriate; and develop a
range of development project alternativesin recognition of arange of housng
needs in town including rental and homeownership options as well as housing for
seniors and families.

Other potential development sites that should be explored as dternatives to the Sites
described above include:

7. 70 Pine Hill Road
The Town purchased this property severa years ago and placed a 15-year
development regtriction on it. When this restriction expiresin 13 years, the Town
should strongly consider conveying it for the purposes of affordable housing.
8. Property 8
Thisis a 660,000 square foot property that includes some level and dry land that
would be conducive to housing development. The other part of the property was
acquired by the Town and given a 15-year building restriction with approximately
13 years remaining.
0. Redevel opment of Industrial Zones
The redevelopment of mixed-use areas should be strongly encouraged. For
example, the draft Industrid Mixed-Use zoning amendment will provide the
opportunity for resdentia development in industrid areasto rebuild these areas
into mixed retail, office and resdential communities. Many of the current
indudtrid/office buildings are aging and executives may be considering
dternative locations. Also, most of these buildings are “clean” asthey have been
offices as opposed to manufacturing operations that create potential
environmenta issues. Many of the current workers in these businesses commute
sgnificant distances, and it would be advantageous for loca businesses to look
into how they can house their workers in closer proximity. These industrid areas
are parts of Bedford where higher density housing would be less controversid and
many residents would likely be supportive of redevelopment initiatives that
include affordable housing.
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10. Property 9 — This more than 200,000 square foot parcel is currently owned
by the Middlesex Community College and was given to the college a number of
years ago by the VA Hospitd for shuttle parking. At thistime the ot is not being
used and has gresat potentia for affordable housing development. In fact years
ago the Bedford Housing Authority had conversations with Middlesex
Community College concerning the potentia of building specid needs housing on
the ste with funding from the Massachusetts Department of Menta Hedlth
(DMH). When the College was building its campus, it used a Site that had been
planned for development as a DMH facility, and therefore when DMH was
looking to the Bedford Housing Authority to build some specid needs housingin
town, the issue of possible College property was explored. Representatives of the
Housing Trust should contact the College to ascertain the leve of interest in
conveying the property to the Trugt, preferably a some nomina or discounted
price. Thiswould be anided dte for senior housing or an asssted living project
given its proximity to the VA campus.

11. Property 10

It is worth testing the receptivity of current owners of this condominium project
regarding the possible addition of more units either as wings to the current
building or as separate buildings on site. The addition of new units could be
negotiated in exchange for certain financia concessons that the Town or new
developer may be able to grant as an incentive for further development on this ste
that has a consderable amount of undeveloped land.

12.  Other Properties

The Housing Trugt's Land Evauation Committee identified a number of potentid
dtestha may have some long-term potentid for affordable housing devel opment.
The Trugt should a some point within the next few years contact the owners of
these properties and express its interest in exploring possible future development
of affordable housng. The Trust should then keep in contact with these owners
and monitor their interest periodicaly.
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